Court File No.: CV-25-00083766-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

CAISSE DESJARDINS ONTARIO CREDIT UNION INC.

Applicant

-and -

2416946 ONTARIO LTD. and ALF K. STORCK

Respondents

IN THE MATTER OF AN APPLICATION PURSUANT TO SUBSECTION 243(1) OF THE
BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985 c. B-3, AS AMENDED; AND
SECTION 101 OF THE COURTS OF JUSTICE ACT, R.S.0. 1990, c. C.43, AS AMENDED

FIRST REPORT OF THE RECEIVER

(Dated March 19, 2026)

I INTROBUCTION

1. This first report (“First Report’) is filed by Albert Gelman Inc. {"AGI'), in its capacity as receiver and
manager (in such capacity, the "Receiver’) appointed, without security, over all of the property, assets and
undertakings of 2416946 Ontario Ltd. (the “Company”}) acquired for or used in relation to all of the Company’s
right, title and interest in and to the real property known municipally as 268 King Street, Midland, Ontario (the
“Real Property’), by Order of the Ontario Superior Court of Justice (the “Court’) dated May 1, 2025 (the
“Appointment Order”), made pursuant to section 243(1) of the Bankruptcy and Insolvency ActR.S.C. 1985,
c. B-3, as amended (“BIA") and section 101 of the Courts of Justice Act, R.S.0 1990, c. 43, as amended.
The application which resulted in the Appointment Order was commenced by Caisse Desjardins Ontario
Credit Union Inc. ('Desjardins”). A copy of the Appointment Order along with the endorsement of the
Honourable Justice A.J. Goodman made May 1, 2025 is attached hereto as Appendix “A”.

Il. PURPOSE OF THIS REPORT
2. This First Report is filed to:



a. report on the Receiver's activities in these receivership proceedings since the date of the
Appointment Order;

b. request an Order, among other things:

Vi,

vil.

iil.

approving and authorizing the Receiver to enter into and cairy out the terms of the sale
fransaction (the “Transaction”) contemplated by an Agreement of Purchase and Sale
dated February 6, 2026, as amended (the “Purchase Agreement’), entered into
between the Receiver and 1000998274 Ontario Inc. (the "Purchaser”), and vesting in
the Purchaser, the Company’s right, title and interest in and to the Real Property, free
and clear of all claims, liens, interests and encumbrances pursuant to an approval and
vesting order (the "AV0") effective upon the Receiver filing the Receiver's Certificate
attached thereto;

sealing the confidential appendix to the First Report {the “Confidential Appendix’)
containing the unredacted Purchase Agreement, the Appraisal (defined below), the
Updated Appraisal {defined below} and the summary of offers received by the Receiver
for the Real Property, until the earlier of the closing of the Transaction or further order
of the Court;

approving the Receiver's proposed Final Distributions (defined below);

approving the First Report and the conduct and activities of the Receiver described
herein;

approving the Receiver's final statement of receipts and disbursements as of March 25,
2026 {the "Final SRD");

approving the fees and disbursements of the Receiver and its legal counsel, Capstone
Legal ("Capstone”) as outiined herein and detailed in the supporting fee affidavits
appended hereto, including the Estimated Fee Accruals (as defined below) to complete
the Receiver's administration of the receivership proceedings;

discharging AGI as Receiver upon the Receiver filing with the Court the certificate
included as Schedule “A” to the draft form of Order found at Tab 4 of the Receiver's
Motino Record (the “Discharge Certificate”), which certificate shall be filed subsequent
to the Recelver completing the Remaining Activities (defined below);

ordering and declaring that effective upon its discharge as Receiver, AGl is released
and discharged from any and all liability AGI now has or may hereafter have by reason
of, or in any way arising out of, the acts or omissions of AGl in its capacity as Receiver,
save and except for any gross negligence or wilful misconduct on the part of AGI; and,

such further and other relief as this Honourable Court may deem just.



i, SCOPE AND TERMS OF REFERENCE

3. In preparing this First Report, the Receiver has obtained and relied upon certain unaudited financial
information and records of the Company. In addition, the Receiver has had ongoing discussions with
representatives of Desjardins and their legal counsel and relied on certain loan information provided by them.

4, While the Receiver has reviewed the various documents provided, such review does not constitute
an audit or verification of such information for accuracy, completeness or compliance with Canadian
Accounting Standards (*CAS") pursuant to the Chartered Professional Accountants of Canada Handbook.
Accordingly, the Receiver expresses no opinion or other form of assurance pursuant to CAS or otherwise
with respect to such information except as expressly stated herein.

5. This First Report has been prepared for the purposes described above. Accordingly, the reader is
cautioned that this First Report may not be appropriate for any other purpose.

6. Unless otherwise noted, all monetary amounts referenced herein are expressed in Canadian dollars.

7. This First Report and all other court materials and orders issued and filed in these receivership
proceedings are available on the Receiver's website at: hitps:/www.albertgelman.com/corporate-
solutions/other-engagements#Storck (the “Case Website") and will remain available on the website for a
period of at least six (6) months following the Receiver's discharge.

Iv. BACKGROUND INFORMATION

8. The Company was incorporated provincially in the province of Ontario on May 1, 2014. Pursuant to
a corporate profile report obtained by the Receiver which was generated on May 2, 2025, Alf Storck (*Storck”)
is the sole Director of the Company.

9. The Company's only material asset is the Real Property. The Real Property is located in Midland,
Ontario. The building on the Real Property consists of two stories with two separate residential units located
above a commercial unit which is at ground level. Each of the residential units and the commercial units are
tenanted.

10.  Further details about the Company and the events leading up to the appointment of the Receiver can
be found in the affidavit of Yoan Bouchard, Account Director with the Special Loans department of Desjardins,
affirmed April 10, 2025, which was filed in support of Desjardins’ application and a copy of which, excluding
exhibits, is attached hereto as Appendix “B”.

V. ACTIONS AND ACTIVITIES OF THE RECEIVER

11. Since the date of the Appointment Order, the Receiver has undertaken, among other things, the
following actions and activities:

Real Property
a. took possession of the Real Property on May 15, 2025;



J.

k.

retained Richmond Advisory Services Inc. {the “Property Manager”) to manage the Real
Property. The Property Manager's responsibilities are, among other things, the following: (i)
attending at the Real Property at least once every 72 hours in order to perform maintenance
checks and walkthroughs: (i) attending to required repairs and ongoing maintenance; (iii)
changing the exterior locks to the building; (iv) liaising with tenants and collecting monthly
rental payments; and, {v) arranging for ongoing utility services;

registered the Appointment Order on title to the Real Property;
retained TL Smith Appraisals (the “Appraiser”) to prepare an appraisal of the Real Property;

obtained property and liability insurance coverage with its insurance broker, Aon Canada Inc.,
in its capacity as Receiver;

advised the Town of Midland of the Receiver's appointment and requested a current property
fax certificate which it subsequently received;

entered into a listing agreement with EXP Realty, Brokerage (the “Realtor’),

engaged Capstone fo provide the Receiver with an independent legal opinion on the validity
and enforceability of the mortgage security registered on title to the Real Property by
Desjardins;

engaged Pinchin Ltd. to prepare Phase | Environment Site Assessments for the Real Property;

reviewed and evaluated offers submitted to the Realtor;

negotiated and finalized the terms of the Purchase Agreement;

Other Actions of the Receiver

served Storck with a copy of the Appointment Order by email after its issuance;

m. communicated numerous times with Storck requesting various documents and information in

n.

order to assist the Receiver with its administration of the receivership proceedings, which
communications have been responded to infrequently. Only certain of the information
requested by the Receiver was provided by Storck who has generally not co-operated with the
Receiver in order to assist it with the administration of these receivership proceedings;

retained Capstone to act as the Receiver's independent legal counsel;



0. prepared and issued the prescribed notice (the "Receiver’s Notice”) pursuant to Section
245(1) and 246(1) of the BIA. As of the date of this First Report, the Receiver has requested,
but has not been provided with, a complete list of the Company’s creditors. As such, the
Receiver sent the Receiver's Notice to those creditors of which it was aware;

p. contacted the Canada Revenue Agency ("CRA") to confirm the amounts owing by the
Company for all CRA accounts;

q. provided regular updates to Desjardins and counsel to Sagewise Capital Corporation
("Sagewise”), the second-ranking mortgagee, regarding the administration of the receivership
proceedings;

r. in accordance with paragraph 27 of the Appointment Order, established the Case Website
which the Receiver maintains and populates;

s. responded to enquiries from various creditors and other stakeholders; and
t.  prepared this First Report.

Vi. ASSETS AND LIABILITIES
Assets
12.  The only asset of the Company of which the Receiver is aware is the Real Property.

Secured Liabilities

Mortgage and PPSA Security

13. The Company granted a first-ranking charge in favour of Desjardins in the principal amount of
$435,000 over the Real Property (the “Desjardins Charge”). The Company granted a second-ranking charge
in favour of Sagewise in the principal amount of $60,000 over the Real Property, which principal amount was
subsequently increased to $120,000. There are no other charges registered on litle to the Real Property (the
"Sagewise Charge”).

14. In addition to the first-ranking charge over the Real Property, the Company also granted Desjardins
an assignment of rents ({the “Assignment’).

15. Desjardins provided the Receiver with a statement of indebtedness in respect of its mortgage loan
to the Company, a copy of which is attached hereto at Appendix “C”. According to the statement of
indebtedness, the Company is indebted to Desjardins in the amount of $471,423.46 (excluding amounts
advanced by Desjardins for the funding of the receivership discussed in greater detail below) as of March 18,
2026, plus accruing interest and costs (the “Desjardins Mortgage’).



16. Pursuant to a Personal Property Security Act {Ontario) ('PPSA"} search conducted by the Receiver
on May 15, 2025, Desjardins is the only creditor to have registered a financing statement with respect to the
Company which registration was in respect of the security interest granted to Desjardins in the rents
generated from the Real Property pursuant to the Assignment.

17. The Receiver's independent legal counsel, Capstone, has provided the Receiver with a legal opinion
confirming that the Desjardins Charge is valid, enforceable and the first-ranking charge on title to the Real
Property.

18.  Sagewise provided the Receiver with a statement of indebtedness in respect of its mortgage loan to
the Company, a copy of which is attached hereto at Appendix “D”. According to the statement of
indebtedness, the Company is indebted to Sagewise in the amount of $192,510.06 as of March 20, 2026,
plus accruing interest and costs (the "Sagewise Mortgage”).

19. It is expected that Desjardins will suffer a shortfall in respect of the Desjardins Mortgage and, as
such, there will be no distribution to Sagewise. Accordingly, the Receiver's counsel has not prepared a legal
opinion in respect of the validity and enforceability of the Sagewise Charge.

Realty Taxes

20, Shortly after its appointment, the Receiver requested a tax certificate from the Town of Midland which
indicated that there were unpaid property tax arrears in the amount of $20,466.98 as at June 5, 2025 with a
further $4,485.97 owing on account of 2025. The Receiver has requested an updated tax certificate but as
of the First Report's date, has not been provided with one. In any event, no property taxes have been paid
by the Receiver since the date of the Appointment Order and it is reasonable to assume that the amount of
property tax arrears as at the date of the First Report is in excess of $25,000. An exact amount will be
provided to the Court upon the return of the Receiver's motion by which time the Receiver expects to have
received the updated tax certificate.

Canada Revenue Agency

21, The Receiver made numerous attempts to contact the Canada Revenue Agency (*CRA ) after it
was appointed to confirm what, if any, amounts were owing by the Company. However, the Receiver was
not provided with a confirmation from CRA and was recently advised that due to the backlog of receivership
notices submitted to CRA, the Company's receivership may not have been assigned to a particular analyst
in the CRA's insolvency group, meaning that it would likely take a few weeks before the Receiver will get a
confirmation regarding any amounts that might be owed by the Company to CRA.

22. In addition, the Receiver may need to bring current the Company's filings with CRA meaning that
there may be afurther delay in getting a final confirmation as to what, if any, amount is owed by the Company.
The Receiver requires the books and records of the Company in order to prepare and file the outstanding
returns for the Company, however, as of the date of this First Report, Storck has not provided the Receiver



with the location of the Company's books and records nor has he provided certain information requested by
the Receiver to complete the outstanding tax filings.

Unsecured Liabilities

23.  The Receiver has not been provided with the information necessary to identify the Company's
unsecured creditors, however, given that Desjardins is expected to suffer a shortfall on the Desjardins
Mortgage, there is no expectation that any funds would be available for distribution to unsecured creditors.

VI APPROVAL OF THE SALE TRANSACTION

24, The Receiver obtained a comprehensive appraisal repott from the Appraiser which sets out the
appraised market value of the Real Property as of May 12, 2025 (the "Appraisal’). On February 6, 2026 the
Appraiser prepared an updated appraisal (the “Updated Appraisal’) to reflect current market conditions.
Copies of both the Appraisal and the Updated Appraisal, with the capitalization/discount rates and market
values redacted, are attached hereto as Appendix “E” and Appendix “F”, respectively. Unredacted copies
of the Appraisal and Updated Appraisal are included in the Confidential Appendix.

Sales Process

25. In accordance with paragraphs 3(j) and (k) of the Appointment Order, the Receiver is empowered
and authorized to market and sell any or all of the property of the Company, subject to Court approval if any
sale exceeds the thresholds established in the Appointment Order.

26.  On July 22, 2025 the Real Property was publicly listed on the Multiple Listing Service for $769,000.
The listing price was reduced to $699,000 on September 9, 2025 and then subsequently reduced again on
October 17, 2025 to $669,000.

27.  The Realfor received 24 direct inquires about the Real Property, conducted 7 showings and 4 offers
were submitted to the Receiver,

28. A summary of the offers received for the Real Property is included in the Confidential Appendix.

Purchase Agreement

29.  Onorabout February 6, 2026, the Receiver received an offer from the Purchaser (the "Offer”) whose
sole principal is Storck. The Offer included several conditions which are not appropriate in a receivership
context. The Receiver signed back the Offer with those conditions removed. The Receiver also added a
condition that it receive satisfactory evidence from the Purchaser that it had sufficient financing in place to
complete the Transaction {the “Purchase Financing Condition”). The parties subsequently executed the
Purchase Agreement.

30.  OnMarch 4, 2026, the Recsiver waived the Purchase Financing Condition after receiving evidence
of financing from the Purchaser. The Purchaser has paid a total deposit of $40,000 which is currently held
in frust by Capstone. The only remaining condition under the Purchase Agreement is obtaining the AVO.



31, The Transaction contemplated in the Purchase Agreement is the best offer received in terms of price
and perceived execution risk vis-a-vis the applicable conditions and willingness and ability of the purchaser
to close. A copy of the Purchase Agreement, with the purchase price redacted, is attached as Appendix
“G”. An unredacted copy of the Purchase Agreement is included in the Confidential Appendix.

Receiver's Recommendation — Purchase Agreement

32. The Receiver recommends approval of the Purchase Agreement as well as authorization to complete
the Transaction for the following reasons:

a. the Real Property has been exposed to the market since July 22, 2025 and the market has
been fulsomely canvassed;

b. in the Receiver's opinion, the purchase price included in the Purchase Agreement represents
fair market value given the appraised value set out in the Updated Appraisal and the length of
time that the Real Property has been exposed to the market;

c.  the Transaction is the best offer with the fewest conditions that the Receiver received for the
Real Property;

d.  the Purchase Agreement contemplates that the Purchaser will purchase the Real Property on
an “as Is, where js" basis and that the Receiver is providing no representations or warranties
in respect of the Real Property;

e. the Receiver is satisfied that the Purchaser is willing and able to close and the Receiver
anticipates closing the Transaction within 5 business days of the AVO being issued. The short
closing time reduces the inherent risks and costs associated with the Receiver remaining in
possession and control of the Real Property;

f. the Transaction allows for the monetization of the Real Property in accordance with the
purpose of the receivership process;

g. the Purchase Agreement is conditional only upon the Court issuing the AVO; and

h.  there is no reason to believe that continuing fo market the Real Property will yield a better
fransaction than the one contemplated in the Purchase Agreement and the continued cost of
marketing the Real Property will simply erode the recovery available to the Company's secured
creditors.

33, For the reasons stated above, the Receiver believes that the Transaction, as contemplated in the
Purchase Agreement, is fair and reasonable and represents the highest and best realization for the Real
Property in the circumstances.

34.  The sale proceeds generated from the Transaction are expected to result in a partial payout of the
Desjardins Mortgage, after the payment of all prior ranking claims, resulting in Desjardins suffering a shortfall.
Representatives of Desjardins have advised the Receiver that Desjardins consents to the Transaction.



35.  Accordingly, the Receiver recommends that this Court: (i) approve the Transaction as contemplated
by the Purchase Agreement; (ii) authorize the completion of the Transaction; and (iii) grant the AVO.

Vil. RECEIVER’S PROPOSED DISTRIBUTION

36.  The Receiver proposes the following distribution of the sale proceeds generated from the Transaction
after closing (the “Final Distributions”):

a. payment of amounts owing under the Court-ordered charges set out in the Appointment Order,
including but not limited to the Receiver's Charge and the Receiver's Borrowings Charge {both
terms as defined in the Appointment Order);

b. payment of commissions to the Realtor upon closing of the Transaction;
payment of the amount due on closing on account of property tax arrears owing to the Town of
Midland as at the closing date;

d. payment of amounts outstanding and owing to CRA, if any, after further inquiry from the
Receiver; and

e. payment to Desjardins in an amount up to the fotal indebtedness owing under the Desjardins
Mortgage, subject to the Receiver having sufficient funds available fo do so in full or in part.

37.  Given that Desjardins will suffer a shortfall in respect of the Desjardins Mortgage, there will be no
distribution to any other secured or unsecured creditors of the Company.

IX. FUNDING OF THE RECEIVERSHIP

38.  Inaccordance with paragraph 23 of the Appointment Order, the Receiver is at fiberty and empowered
fo borrow by way of revolving credit facilities or otherwise such monies from time to time as it may consider
necessary or desirable, provided that the outstanding principal does not exceed $250,000. Any such
borrowings are to be secured by way of the Receiver's Borrowings Charge which ranks ahead of all other
interests in favour of any other Person other than the Receiver's Charge.

39.  As of the date of this First Report, the Receiver has borrowed $74,436.81 from Desjardins under a
Receiver's Certificate (as defined in the Appointment Order) to fund certain costs and expenses of the
receivership administration. Aftached hereto as Appendix “H” is a copy of the two Receiver's Certificates
issued to Desjardins dated September 2, 2025 and December 3, 2025, respectively.

X. RECEIVER'S FINAL STATEMENT OF RECEIPTS AND DISBURSEMENTS

40,  Atftached hereto at Appendix “I” is the Receiver's Final SRD.

XI.  REMAINING ACTIVITIES OF THE RECEIVER

41. In order fo complete its mandate, the Receiver must attend to the following matters (the “Remaining
Activities"):



a. close the Transaction;

b. make the Final Distributions after confirming the amount of any claims ranking in priority fo the
Desjardins Mortgage;
C. pay the final fees of the Receiver and counsel to the Receiver as set out in the Estimated Fee

Accruals; and,
d. undertake such other administrative activities as may be required to complete the receivership.

42. Upon the Receiver completing the Remaining Activities, it shall file with the Court the Discharge
Certificate in order to effect its discharge as Receiver of the Company.

Xll. RECEIVER'S FEES AND DISBURSEMENTS

43.  The fees of the Receiver for the period to February 28, 2026 are detailed in the affidavit of Tom
McElroy sworn March 20, 2026 a copy of which is attached hereto at Appendix "J”.

44,  The Receiver's fees encompass 120.3 hours at an average hourly rate of approximately $504.24 for
a total of $60,659.50 and applicable taxes. The Receiver is therefore requesting that this Court approve total
fees inclusive of applicable taxes in the amount of $68,545.24.

45.  The fees and disbursements of Capstone for the period of May 2, 2025 to February 28, 2026 are
detailed in the affidavit of Danny Nunes sworn March 18, 2026, a copy of which is attached as Appendix
“K”.

46.  Capstone's fees encompass 15.4 hours at an average hourly rate of $500 for total fees of $7,700
and accounts totalling $10,156.97, inclusive of disbursements and applicable taxes. The Receiver is
therefore requesting that this Court approve Capstone’s total fees and disbursements inclusive of applicable
taxes in the amount of $10,156.97.

47.  The Receiver is of the view that the hourly rates charged by Capstone are consistent with the rates
charged by law firms practising in the area of insolvency in the Toronto market and that the fees charged are
reasonable and appropriate in the circumstances.

48.  The Receiver will incur further fees and disbursements relating to the completion of the Remaining
Activities and the termination of the receivership proceedings. Further in that regard, the Receiver proposes
fee accruals, which amounts are set out in the Final SRD, to complete the Remaining Activities (the
“Estimated Fee Accruals”).

Xlll.  RECEIVER’S REQUEST FOR APPROVAL

49.  The Receiver respectfully requests an Order of this Honourable Court providing for the relief set out
in paragraph 2 of this First Report.

~-10 -



Al of which is respectfully submitted this 25t day of March 2026

ALBERT GELMAN INC., solely in its
capacity as Court-Appointed Receiver
of 2416946 Ontario Ltd. and not in any other capacity

Per:

Tom McElroy, CIRP, LIT

-1 -
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APPLICATION UNDER SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY

ACT, R.S.C. 1985, C. B-3, AS AMENDED; AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C.C.43, AS AMENDED

APPOINTMENT ORDER

THIS APPLICATION made by the Applicant, Caisse Desjardins Ontario Credit
Union Inc. (the “Caisse”), for an Order pursuant to section 243(1) of the Bankruptcy and
Insolvency Act, R.S.C. 1985, c. B-3, as amended (the "BIA") and section 101 of the
Courts of Justice Act, R.5.0. 1990, ¢. C.43, as amended (the "CJA") appointing Albert
Gelman Inc. (“"AGI") as receiver and manager (in such capacities, the "Receiver") without
security, over all property, assets and undertakings of 2416946 Ontario Ltd. ("241") (the
“Borrower” or the “Debtor”) acquired for or used in relation to all of the Debtor’s right,

title and interest in and to all of the property more particularly described at Schedule “A”

(the “Property”), was heard this day by videoconference at 45 Main Street East,

Hamilton, Ontario.



D

ON READING the Affidavit of Yoan Bouchard affirmed April 10, 2025 and the
Exhibits to it, and on hearing the submissions of counsel for the Applicant, the
Respondent, Alf K. Storck appearing and making submissions for himseif and on behalf
of the Borrower, and no one else appearing for the parties listed on the Service List
although duly served as appears from the affidavits of service, filed, and on reading the

Consent of AGI to act as the Receiver, filed,

SERVICE
1. THIS COURT ORDERS that the time for service of the Notice of Application and

the Application Record is abridged and validated so that this application is properly

returnable today and dispenses with further service thereof.

APPOINTMENT
2. THIS COURT ORDERS that pursuant to section 243(1) of the BIA and section 101

of the CJA, AGI] is appointed Receiver, without security, over all of the assets,
undertakings and properties of the Debtor acquired for, or used in relation to, all of the
Debtor's right, title and interest in and to the Property including all proceeds thereof (the

“Property”).

RECEIVER’S POWERS
3. THIS COURT ORDERS that the Receiver is empowered and authorized, but not

obligated, to act at once in respect of the Property and, without in any way limiting the
generality of the foregoing, the Receiver is expressly empowered and authorized to do

any of the following where the Receiver considers it necessary or desirable:



(a)

(b)

(c)

(e)

-3-

to take possession of and exercise contro! over the Property and any and

all proceeds, receipts and disbursements arising out of or from the Property;

to receive, preserve, and protect the Property, or any part or parts thereof,
including, but not limited to, the changing of locks and security codes, the
relocating of Property to safeguard it, the engaging of independent security
personnel, the taking of physical inventories and the placement of such

insurance coverage as may be necessary or desirable;

to manage, operate, and carry on the business of the Debtor, including the
powers to enter into any agreements, incur any obligations in the ordinary
course of business, cease to carry on all or any part of the business, or

cease to perform any contracts of the Debtor;

to engage consultants, appraisers, agents, experts, auditors, accountants,
managers, counsel and such other persons from time to time and on
whatever basis, including on a temporary basis, to assist with the exercise
of the Receiver's powers and duties, including without limitation those

conferred by this Order;

to purchase or lease such machinery, equipment, inventories, supplies,
premises or other assets to continue the business of the Debtor or any part

or parts thereof;

to receive and collect all monies and accounts now owed or hereafter owing

to the Debtor and to exercise all remedies of the Debtor in collecting such



(@)

(h)

@)

-

monies, including, without limitation, to enforce any security held by the
Debtor and collect on all accounts at deposit-taking institutions such as the

accounts in the name of the Debtor at any financial institution;

to settle, extend or compromise any indebtedness owing to the Debtor;

to execute, assign, issue and endorse documents of whatever nature in
respect of any of the Property, whether in the Receiver's name or in the

name and on behalf of the Debtor, for any purpose pursuant to this Order;

to initiate, prosecute and continue the prosecution of any and all
proceedings and to defend all proceedings now pending or hereafter
instituted with respect to the Debtor, the Property or the Receiver, and to
settle or compromise any such proceedings. The authority conveyed shall
extend to such appeals or applications for judicial review in respect of any

order or judgment pronounced in any such proceeding;

to market any or all of the Property, including advertising and soliciting offers
in respect of the Property or any part or parts thereof and negotiating such
terms and conditions of sale as the Receiver in its discretion may deem

appropriate;

to sell, convey, transfer, lease or assign the Property or any part or parts

thereof out of the ordinary course of business,



-5-

(i) without the approval of this Court in respect of any transaction not
exceeding $100,000.00, provided that the aggregate consideration

for all such fransactions does not exceed $250,000.00; and

(i) with the approval of this Court in respect of any transaction in which
the purchase price or the aggregate purchase price exceeds the

applicable amount set out in the preceding clause,

and in each such case notice under subsection 63{4) of the Ontario
Personal Property Security Act or section 31 of the Ontario Mortgages Act,

as the case may be, shall not be required,

to apply for any vesting order or other orders necessary to convey the
Property or any part or parts thereof to a Purchaser or Purchasers thereof,

free and clear of any liens or encumbrances affecting such Property,

to report to, meet with and discuss with such affected Persons (as defined
below) as the Receiver deems appropriate on all matters relating to the
Property and the receivership, and to share information, subject to such

terms as to confidentiality as the Receiver deems advisable;

to register a copy of this Order and any other Orders in respect of the

Property against title to any of the Property;

to apply for any permits, licences, approvals or permissions as may be

required by any governmental authority and any renewals thereof for and



-6-

on behalf of and, if thought desirable by the Receiver, in the name of the

Debtor;

(p) to make an assignment in bankruptcy on behalf of the Debtor, to consent
on behalf of the Debtor to the making of a bankruptcy order against the

Debtor, and for AGI to act as the licensed insolvency trustee of the Debtor;

(q) to enter into agreements with any licensed insolvency trustee appointed in
respect of the Debtor (if not AGI), including, without limiting the generality
of the foregoing, the ability to enter into occupation agreements for any

Property owned or leased by the Debtor;

(r) to apply for any permits, licenses, approvals or permissions as may be
required by any governmental authority and any renewals thereof for and
on behalf of and, if thought desirable by the Receiver, in the hame of the

Debtior;

(s} to exercise any shareholder, partnership, joint venture or other rights which

the Debtor may have; and

(t) to take any steps reasonably incidental to the exercise of these powers or

the performance of any statutory obligations

and in each case where the Receiver takes any such actions or steps, it shall be
exclusively authorized and empowered to do so, to the exclusion of all other Persons (as

defined below), including the Debtor, and without interference from any other Person.
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DUTY TO PROVIDE ACCESS AND CO-OPERATION TO THE RECEIVER

4, THIS COURT ORDERS that (i) the Debtor, (ii} all of its current and former directors,
officers, employees, agents, accountants, legal counsel and shareholders, and all other
persons acting on its instructions or behalf, and (iii) all other individuals, firms,
corporations, governmental bodies or agencies, or other entities having notice of this
Order (all of the foregoing, collectively, being “Persons” and each being a “Person”) shall
forthwith advise the Receiver of the existence of any Property in such Person's
possession or control, shall grant immediate and continued access to the Property to the

Receiver, and shall deliver all such Property to the Receiver upon the Receiver's request.

5. THIS COURT ORDERS that all Persons shall forthwith advise the Receiver of the
existence of any books, documents, securities, contracts, orders, corporate and
accounting records, and any other papers, records and information of any kind related to
the business or affairs of the Debtor, and any computer programs, computer tapes,
computer disks, or other data storage media containing any such information (the
foregoing, collectively, the “Records”) in that Person’s possession or control, and shall
provide to the Receiver or permit the Receiver to make, retain and take away copies
thereof and grant to the Receiver unfettered access to and use of accounting, computer,
software and physical facilities relating thereto, provided however that nothing in this
paragraph 5 or in paragraph 6 of this Order shall require the delivery of Records, or the
granting of access to Records, which may not be disclosed or provided to the Receiver
due to the privilege attaching to solicitor-client communication or due fo statutory

provisions prohibiting such disclosure.
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6. THIS COURT ORDERS that if any Records are stored or otherwise contained on
a computer or other electronic system of information storage, whether by independent
service provider or otherwise, all Persons in possession or control of such Records shall
forthwith give unfettered access to the Receiver for the purpose of allowing the Receiver
to recover and fully copy all of the information contained therein whether by way of printing
the information onto paper or making copies of computer disks or such other manner of
retrieving and copying the information as the Receiver in its discretion deems expedient,
and shall not alter, erase or destroy any Records without the prior written consent of the
Receiver. Further, for the purposes of this paragraph, all Persons shall provide the
Receiver with all such assistance in gaining immediate access to the information in the
Records as the Receiver may in its discretion require including providing the Receiver
with instructions on the use of any computer or other system and providing the Receiver
with any and all access codes, account names and account numbers that may be required

to gain access to the information.

7. THIS COURT ORDERS any and all financial institutions, banks, and their affiliates,
shall produce to the Receiver any and all Records, banking documents related to the
Debtor, any transaction supporting document and any of the Debtor’s records in its
possession or control, having regard to the limitations of the financial institutions’ retention
and storage policies and practices, notwithstanding that any disclosure may include
“personal property” about third parties as defined in the Personal information Protection

and Electronic Documents Act, S.C. 2000, c. 5, as amended.

8. THIS COURT ORDERS that the Receiver shall provide each of the relevant

landliords with notice of the Receiver’s intention to remove any fixtures from any leased
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premises at least seven (7) days prior to the date of the intended removal. The relevant
landlord shall be entitled to have a representative present in the leased premises to
observe such removal and, if the landlord disputes the Receiver’s entitlement to remove
any such fixture under the provisions of the lease, such fixture shall remain on the
premises and shall be dealt with as agreed between any applicable secured creditors,
such landlord and the Receiver, or by further Order of this Court upon application by the

Receiver on at least two (2) days natice to such landlord and any such secured creditors.

NO PROCEEDINGS AGAINST THE RECEIVER
. THIS COURT ORDERS that no proceeding or enforcement process in any court
or tribunal (each, a “Proceeding”), shall be commenced or continued against the

Receiver except with the written consent of the Receiver or with leave of this Court.

NO PROCEEDINGS AGAINST THE DEBTOR OR THE PROPERTY

10. THIS COURT ORDERS that no Proceeding against or in respect of the Debtor or
the Property shall be commenced or continued except with the written consent of the
Receiver or with leave of this Court and any and all Proceedings currently under way
against or in respect of the Debtor or the Property are stayed and suspended pending

further Order of this Court.

NO EXERCISE OF RIGHTS OR REMEDIES

11. THIS COURT ORDERS that all rights and remedies against the Debtor, the
Receiver, or affecting the Property, are stayed and suspended except with the written
consent of the Receiver or leave of this Court, provided however that this stay and

suspension does not apply in respect of any "eligible financial contract” as defined in the
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BIA, and further provided that nothing in this paragraph shall (i} empower the Receiver or
the Debtor to carry on any business which the Debtor is not lawfully entitled to carry on,
(i) exempt the Receiver or the Debtor from compliance with statutory or regulatory
provisions relating to health, safety or the environment, (i) prevent the filing of any
registration to preserve or perfect a security interest, or (iv) prevent the registration of a

claim for lien.

NO INTERFERENCE WITH THE RECEIVER

12. THIS COURT ORDERS that no Person shall discontinue, fail o honour, alter,
interfere with, repudiate, terminate or cease to perform any right, renewal right, contract,
agreement, licence or permit in favour of or held by the Debtor, without written consent of

the Receiver or leave of this Court.

CONTINUATION OF SERVICES

13. THIS COURT ORDERS that ali Persons having oral or written agreements with
the Debtor or statutory or regulatory mandates for the supply of goods and/or services,
including without limitation, all computer software, communication and other data
services, centralized banking services, payroll services, insurance, transportation
services, utility or other services to the Debtor are restrained until further Order of this
Court from discontinuing, altering, interfering with or terminating the supply of such goods
or services as may be required by the Receiver, and that the Receiver shall be entitied to
the continued use of the Debtor's current telephone numbers, facsimile numbers, internat
addresses and domain names, provided in each case that the normal prices or charges
for all such goods or services received after the date of this Order are paid by the Receiver

in accordance with normal payment practices of the Debtor or such other practices as
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may be agreed upon by the Supplier or service provider and the Receiver, or as may be

ordered by this Court.

RECEIVER TO HOLD FUNDS

14,  THIS COURT ORDERS that all funds, monies, cheques, instruments, and other
forms of payments received or collected by the Receiver from and after the making of this
Order from any source whatsoever, including without limitation the sale of all or any of the
Property and the collection of any accounts receivable in whole or in part, whether in
existence on the date of this Order or hereafter coming into existence, shall be deposited
into one or more new accounts to be opened by the Receiver (the “Post Receivership
Accounts”) and the monies standing to the credit of such Post Receivership Accounts
from time to time, net of any disbursements provided for herein, shall be held by the
Receiver to be paid in accordance with the terms of this Order or any further Order of this

Court,

EMPLOYEES
15.  THIS COURT ORDERS that all employees of the Debtor shall remain the

employees of the Debtor until such time as the Receiver, on the Debtor's behalf, may
terminate the employment of such employees. The Receiver shall not be liable for any
employee-related fiabilities, including any successor employer liabilities as provided for in
section 14.06(1.2) of the BIA, other than such amounts as the Receiver may specifically
agree in writing to pay, or in respect of its obligations under sections 81.4(5) or 81.6(3) of

the BIA or under the Wage Earner Protection Program Act.
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PIPEDA AND CASL
16. THIS COURT ORDERS that, pursuant to clause 7(3)(c) of the Canada Personal

Information Protection and Electronic Documents Act, the Receiver shall disclose
personal information of identifiable individuals to prospective purchasers or bidders for
the Property and to their advisors, but only to the extent desirable or required to negotiate
and attempt to complete one or more sales of the Property (each, a “Sale”). Each
prospective Purchaser or bidder to whom such personal information is disclosed shall
maintain and protect the privacy of such information and limit the use of such information
to its evaluation of the Sale, and if it does not complete a Sale, shall return all such
information to the Receiver, or in the alternative destroy all such information. The
Purchaser of any Property shall be entitled to continue to use the personal information
provided to it, and related to the Property purchased, in a manner which is in all material
respects identical to the prior use of such information by the Debtor, and shall return all
other personal information to the Receiver, or ensure that all other personal information

is destroyed.

17.  THIS COURT ORDERS that any and all interested stakehaolders in this proceeding
and their counsel are at liberty to serve or distribute this Order, any other materials and
orders as may be reasonably required in this proceeding, including any notices, or other
correspondence, by forwarding true copies thereof by electronic message to such other
interested stakeholders in this proceeding and their counsel and advisors. For greater
certainty, any such distribution or service shall be deemed to be in satisfaction of a legal
or juridical obligation, and notice requirements within the meaning of cause 3(c) of the

Electronic Commerce Protection Regulations, Reg. 81000-2-175 (SOR/DORS).
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LIMITATION ON ENVIRONMENTAL LIABILITIES

18. THIS COURT ORDERS that nothing herein contained shall require the Receiver
to occupy or to take control, care, charge, possession or management (separately and/or
collectively, “Possession”) of any of the Property that might be environmentally
contaminated, might be a poliutant or a contaminant, or might cause or contribute to a
spill, discharge, release or deposit of a substance contrary to any federal, provincial or
other law respecting the protection, conservation, enhancement, remediation or
rehabilitation of the environment or relating to the disposal of waste or other
contamination including, without limitation, the Canadian Environmental Protection Act,
the Ontario Environmental Protection Act, the Ontario Water Resources Act, or the
Ontario Occupational Health and Safety Act and regulations thereunder (the

“Environmental Legislation”), provided however that nothing herein shall exempt the
Receiver from any duty to report or make disclosure imposed by applicable Environmental
Legislation. The Receiver shall not, as a result of this Order or anything done in
pursuance of the Receiver's duties and powers under this Order, be deemed to be in
Possession of any of the Property within the meaning of any Environmental Legislation,

unless it is actually in possession.

LIMITATION ON THE RECEIVER’S LIABILITY

19. THIS COURT ORDERS that the Receiver shall incur no liability or obligation as a
result of its appointment or the carrying out the provisions of this Order, save and except
for any gross negligence or wilful misconduct on its part, or in respect of its obligations

under sections 81.4(5) or 81.6(3) of the BIA or under the Wage Earner Protection Program
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Act. Nothing in this Order shall derogate from the protections afforded the Receiver by

section 14.06 of the BIA or by any other applicable legislation.

RECEIVER’S ACCOUNTS
20. THIS COURT ORDERS that the Receiver and counsel to the Receiver shall be

paid their reasonable fees and disbursements, in each case at their standard rates and
charges unless otherwise ordered by the Court on the passing of accounts, and that the
Receiver and counsel to the Receiver shall be entitled to and are granted a charge (the
“Receiver's Charge”) on the Property, as security for such fees and disbursements, both
before and after the making of this Order in respect of these proceedings, and that the
Receiver's Charge shall form a first charge on the Property in priority to all security
interests, trusts, liens, charges and encumbrances, statutory or otherwise, in favour of

any Person, but subject to sections 14.06(7), 81.4(4), and 81.6(2) of the BIA.

21.  THIS COURT ORDERS that the Receiver and its legal counsel shall pass its
accounts from time to time, and for this purpose the accounts of the Receiver and its legal

counsel are referred to a judge of the Ontario Superior Court of Justice.

22.  THIS COURT ORDERS that prior to the passing of its accounts, the Receiver shall
be at liberty from time to time to apply reasonable amounts, out of the monies in its hands,
against its fees and disbursements, including legal fees and disbursements, incurred at
the standard rates and charges of the Receiver or its counsel, and such amounts shall
constitute advances against its remuneration and disbursements when and as approved

by this Court.
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FUNDING OF THE RECEIVERSHIP
23. THIS COURT ORDERS that the Receiver be at liberty and it is empowered to

borrow by way of a revolving credit or otherwise, such monies from time to time as it may
consider necessary or desirable, provided that the outstanding principal amount does not
exceed $250,000.00 {or such greater amount as this Court may by further Order
authorize) at any time, at such rate or rates of interest as it deems advisable for such
period or periods of time as it may arrange, for the purpose of funding the exercise of the
powers and duties conferred upon the Receiver by this Order, including interim
expenditures. The whole of the Property shall be and is hereby charged by way of a fixed
and specific charge (the “Receiver’s Borrowings Charge”) as security for the payment
of the monies borrowed, together with interest and charges thereon, in priority to all
security interests, trusts, liens, charges and encumbrances, statutory or otherwise, in
favour of any Person, but subordinate in priority to the Receiver’'s Charge and the charges

as set out in sections 14.06(7), 81.4(4), and 81.6(2) of the BIA.

24. THIS COURT ORDERS that neither the Receiver's Borrowings Charge nor any
other security granted by the Receiver in connection with its borrowings under this Order

shall be enforced without leave of this Court.

25. THIS COURT ORDERS that the Receiver is at liberty and authorized to issue
certificates substantially in the form annexed as Schedule “B” (the “Receiver’s

Certificates”) for any amount borrowed by it pursuant to this Order.

26. THIS COURT ORDERS that the monies from time to time borrowed by the

Receiver pursuant to this Order or any further order of this Court and any and all
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Receiver’s Certificates evidencing the same or any part thereof shall rank on a pari passu
basis, unless otherwise agreed to by the holders of any prior issued Receiver's

Certificates.

SERVICE AND NOTICE
27. THIS COURT ORDERS that the E-Service Protocol of the Commercial List (the

“Protocol”) is approved and adopted by reference herein and, in this proceeding, the
service of documents made in accordance with the Protocol (which can be found on the

Commercial List website at https:/iwww.ontariocourts.calscifpractice/regional-practice-

directions/eservice-commercial/) shall be valid and effective service. Subject to Rule

17.05 this Order shall constitute an order for substituted service pursuant to Rule 16.04
of the Rules of Civil Procedure. Subject to Rule 3.01(d) of the Rules of Civif Procedure
and paragraph 21 of the Protocol, service of documents in accordance with the Protocol
will be effective on transmission. This Court further orders that a Case Website shall be
established in accordance with the Protocol with the following URL

hitps://www.albertgelman.com/filedocuments/.

28. THIS COURT ORDERS that if the service or disiribution of documents in
accordance with the Protocol is not practicable, the Receiver is at liberty to serve or
distribute this Order, any other materials and orders in these proceedings, any notices or
other correspondence, by forwarding true copies thereof by prepaid ordinary mail, courier,
personal delivery or facsimile transmission to the Debtor’s creditors or other interested
parties at their respective addresses as last shown on the records of the Debtor and that

any such service or distribution by courier, personal delivery or facsimile transmission
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shall be deemed to be received on the next business day following the date of forwarding

thereof, or if sent by ordinary mail, on the third business day after mailing.

GENERAL

29.  THIS COURT ORDERS that the Receiver may from time to time apply to this Court
for advice and directions in the discharge of its powers and duties hereunder on five (5)

business days notice.

30. THIS COURT ORDERS that nothing in this Order shall prevent the Receiver from

acting as a licensed insolvency trustee in the bankruptcy of the Debtor.

31.  THIS COURT HEREBY REQUESTS the aid and recognition of any court, tribunal,
regulatory or administrative body having jurisdiction in Canada or in the United States to
give effect to this Order and to assist the Receiver and its agents in carrying out the terms
of this Order. All courts, tribunals, regulatory and administrative bodies are hereby
respectfully requested to make such orders and to provide such assistance to the
Receiver, as an officer of this Court, as may be necessary or desirable to give effect to

this Order or to assist the Receiver and its agents in carrying out the terms of this Order.

32.  THIS COURT ORDERS that the Receiver be at liberty and is hereby authorized
and empowered to apply to any court, tribunal, regulatory or administrative body,
wherever located, for the recognition of this Order and for assistance in carrying out the
terms of this Order, and that the Receiver is authorized and empowered to act as a
representative in respect of the within proceedings for the purpose of having these

proceedings recognized in a jurisdiction outside Canada.
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33. THIS COURT ORDERS that the Applicant shall have its costs of this motion, up to
and including entry and service of this Order, provided for by the terms of the Applicant’s
security or, if not so pravided by the Applicant’s security, then on a substantial indemnity
basis to be paid by the Receiver from the Debtor’s estate with such priority and at such

time as this Court may determine.

34. THIS COURT ORDERS that any interested party may apply to this Court to vary
or amend this Order on not less than seven (7) days’ notice to the Receiver and to any
other party likely to be affected by the order sought or upon such other notice, if any, as

this Court may order.

35. THIS COURT ORDERS that this Order and all of its provisions shall take effect as
of 12:01 am on the date of this Order and shall be immediately enforceable without the
need for further entry or filing notwithstanding Rule £9.05. In accordance with Rules
77.07(6) and 1.04, no formal order need be entered and filed unless an appeal or

application for leave to appeal is brought to an appellate court.

Date of issuance THURSDAY, MAY 1, 2025 4 %

{to be completed by registrar) (Signature of judge, officer or registrar}
JUSTICE A.J. GOODMAN.

ISSUED AND ENTERED ELECTROMICALLY

. " Digitallysi i id
Lindsay T Old seeter terias osto

Local Registrar
45 Main 51 E.
Hamiltan, CN L8N 287



SCHEDULE “A”
Legal description of the Property:

1. PT LT 10 W/S KING ST PL 306 BEING PT 1 51R7131; TOWN OF MIDLAND,
being PIN 58465-0122 LT and municipally known as 268 King Street, Midland,
Ontario



SCHEDULE “B”
RECEIVER CERTIFICATE
CERTIFICATE NO.

AMOUNT $

1. THIS IS TO CERTIFY that Albert Gelman Inc., the receiver and manager (the
“Receiver”) of the assets, undertakings and properties of 2416946 Ontario Ltd. (“2417)
(the “Borrower” or the “Debtor”) acquired for, or used in relation to a business carried on
by the Debtor regarding the Property, including all proceeds thereof {collectively, the
“Property”) appointed by Order of the Ontario Superior Court of Justice {the “Court’)
dated the 1% day of May, 2025 (the “Order”) made in an application having Court File
Number CV-25-00089766-0000, has received as such Receiver from the holder of this

certificate (the “Lender”) the principal sum of § , being part of the

total principal sum of § which the Receiver is authorized fo borrow

under and pursuant to the Order.

2. The principal sum evidenced by this certificate is payable on demand by the
Lender with interest thereon calculated and compounded [daily] / [monthly not in advance
on the day of each month] after the date hereof at a notional rate per annum
equal to the rate of ___ per cent above the prime commercial lending rate of Bank of

from time to time.

3. Such principal sum with interest thereon is, by the terms of the Order, together with
the principal sums and interest thereon of all other certificates issued by the Receiver
pursuant to the Order or to any further order of the Court, a charge upon the whole of the

Property, in priority to the security interests of any other person, but subject to the priority
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of the charges set out in the Order and in the Bankruptcy and Insolvency Act, and the
right of the Receiver to indemnify itself out of such Property in respect of its remuneration

and expenses.

4. All sums payable in respect of principal and interest under this certificate are

payable at the main office of the Lender at Toronto, Ontario.

5, Until all liability in respect of this certificate has been terminated, no certificates
creating charges ranking or purporting to rank in priority to this certificate shall be issued
by the Receiver to any person other than the holder of this certificate without the prior

written consent of the holder of this certificate.

6. The charge securing this certificate shall operate so as to permit the Receiver to
deal with the Property as authorized by the Order and as authorized by any further or

other order of the Court.

7. The Receiver does not undertake, and it is not under any personal liability, to pay

any sum in respect of which it may issue certificates under the terms of the Order.

DATED the , day of , 20

Albert Gelman Inc., solely in its capacity as
Receiver of the Property, and not in its personal
capacity

Per:

Name:

Title:
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ONTARIO

L

Superior Court of Justice — Central South Region

ENDORSEMENT SHEET FOR CIVIL
MOTIONS/APPLICATIONS

ACTION COMMENCED AT:

SHORT TITLE OF PROCEEDINGS:

COURT FILE NO.:

BEFORE:

HEARD ON:

COUNSEL:

45 Main Street E

Caisse Desjardins Ontario Credit Union Inc. v
2416946 Ontario Lid.

CV 25-89766

Justice A.J. Goodman

May 1, 2025

B. Sarsh for the plaintiff/applicant
M. Storck, (self-Represented), respondent

MOVING PARTY X Plaintiff/Applicant [ Defendant/Respondent [ 1 Other
RELIEF REQUESTED:

X ORDER SIGNED 0 ON CONSENT

1 UNOPPOSED CINOONEAPPEARED

O ADJOURNED TO

ENDORSEMENT:

Submission made by counsel and Mr. Storck in attendance. Order to go signed by me.

Date: May [, 2025

Z. SHAHID

Registrar for Justice A.J. Goodman J.
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ONTARIO
SUPERIOR COURT OF JUSTICE

BETWEEN:
CAISSE DESJARDINS ONTARIO CREDIT UNION iNC.

Applicant
and

2416946 ONTARIO LTD. and ALF K. STORCK
Respondents
APPLICATION UNDER SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY

ACT, R.S.C. 1985, C. B-3, AS AMENDED; AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C.C.43, AS AMENDED

AFFIDAVIT OF YOAN BOUCHARD
(Affirmed April 10, 2025)

I, Yoan Bouchard, of the City of Saguenay, in the Province of Québec, AFFIRM:

1. | am an Account Director (Directeur de comptes) at the Special Loans (Préts
spéciaux) department for Desjardins Group (Mouvement Desjardins) and 1 am
representing Caisse Desjardins Ontario Credit Union Inc. (the “Caisse” or the “Lender”),
the Applicant in this proceeding. | have personal knowledge of the matters contained in
this affidavit, except where | refer to matters based on information and belief, in which

case | state the source of that information or belief, and believe it to be true.

2. | make this affidavit in support of the Caisse’s application for an order (the
“Appointment Order”), among other things, appointing Albert Gelman Inc. ("AGI") as
receiver and manager (in such capacity, the “Receiver”) pursuant to section 243 of the

Bankruptcy and Insolvency Act, R.S.C., 1985, c. B-3 (the “BIA”) and section 101 of the

023
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Courts of Justice Act, R.S.0. 1990, c. C.43 (the "CJA”") without security, over all of the
property, assets and undertaking of 2416946 Ontario Ltd. (“241" or the “Debtor”) acquired
for, or used in relation to, all of the Debtor’s right, title and interest in and to the property
including leases described in Schedule “A” to the Appointment Order and including all

proceeds (the “Property”).

.  THE PARTIES

3. The Caisse is a credit union established under the Credit Unions and Caisses

Populaires Act, 1994, §.0. 1984, c. 11.

4, 241 is a company that holds a mixed residential-commercial property and rents it
out. 241 was incorporated pursuant to the laws of Ontario, with a registered office in the
Township of Tiny, Ontario. Attached as Exhibit “1” is a true copy of the Corporate Profile

of 241, obtained from the provincial ministry with a file currency date of March 28, 2025.

5. Alf K. Storck (“Storck™) is an officer and director of 241 holding the positions of
president, secretary and treasurer. Storck provided a limited personal guarantee of

certain loans, described below (a “Guarantor”), issued by the Caisse to 241.

6. Storck is named in the Application to facilitate co-operation with the Receiver, once

appointed.

024
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LOAN NO. 723961-PR-1 re 268 King Street, Midland, Ontario

7. The Caisse {(as lender), 241 (as borrower), and Storck (as guarantor) entered into
a Loan Agreement on July 6, 2021 (the “Loan Agreement”). Attached as Exhibit 727 is

a true copy of the Loan Agreement.

8. Pursuant to the Loan Agreement, the Caisse advanced a loan in the total principal
amount of $435,000.00, for a term of twelve (12) months, from the date of disbursement
together with variable interest at prime rate increased by 1.150% per annum and

calculated monthly and not in advance. The loan was disbursed on July 12, 2021.

Security

9. The Caisse holds security against 241 as follows:

(a) a Charge/Mortgage registered on July 12, 2021 as Instrument No. SC1803149
over lands municipally known as 268 King Street, Midland, Ontario (the
“Collateral Mortgage”). Attached as Exhibit “3” is a true copy of the

registered Collateral Mortgage;

(b) an Assignment of Rents in respect of 268 King Street, Midland, Ontario dated
July 8, 2021 {the “Assignment of Rents”). Attached as Exhibit “4” is a true
copy of the Assighment of Rents, The Assignment of Rents was registered as
Instrument No. SC1803150 on July 12, 2021. Attached as Exhibit “5” is a true

copy of the Notice of Assignment of Rents-General.
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10.  Attached as Exhibit “6” is a true copy of the parcel register for 268 King Street,

Midland, Ontario with a currency date of March 28, 2025.

11.  The personal property security of the Caisse was registered on July 12, 2021
against 241 as related to the applicable personal property of 241 in the provincial registry
maintained under the Personal Property Security Act (Ontario), R.S.0. 1990, ¢ P.10 (the
“PPSA”) under File No. 774338391 and Registration No. 20210712 1655 1590 7252 with
respect to the Assignment of Rents. Attached as Exhibit *7” is a true copy of the PPSA

registry search against 241, with a file currency date of April 1, 2025.

The Guarantee

12.  Storck provided a personal guarantee in favour of the Caisse for $435,000.00
together with all fees and interest in respect of all indebtedness, liabilities and obligations
of 241 (the “Guarantee”). Attached as Exhibit “8” is a true copy of the Guarantee signed

by Storck on July 6, 2021.

Loan Amendments / Renewals

13.  In July 2022, the loan was renewed for an additional twelve (12) month term. The
terms of the loan remained the same with the exception that interest would be at the prime
rate increased by 1.300% per annum and calculated monthly and not in advance.
Attached as Exhibit “9” is a true copy of the Term Loan or Fraction of a Split Term Loan

Amendment or Renewal Agreement signed by Storck on July 12, 2022.

14,  InJuly 2023, the loan was again renewed for an additional twelve (12) month term.

The terms of the loan remained the same with the exception that interest would be at a
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fixed rate of 7.700% per annum and calculated monthly and not in advance. Attached as
Exhibit “10” is a true copy of the Term Loan of Fraction or a Split Term Loan Amendment

ofr Renewal Agreement signed by Storck on July 25, 2023.

15.  The loan was further renewed effective July 8, 2024 for an additional three (3) year
term. The terms of the loan remained the same with the exception that interest rate would
be 6.550% per annum and calculated monthly and not in advance. Altached as Exhibit
“41” is a true copy of a letter dated August 7, 2024 from Caisse to 241 enclosing the

Loan Amendment or Renewal Agreement effective July 8, 2024,

. DEFAULTS, DEMANDS, AND NOTICES OF INTENTION TO ENFORCE

16.  Numerous events of default under the Collateral Mortgage have occurred.

17.  241's defaults are existing and continuing, including, but not limited to the defaults

described below:

(a) 241 has failed to make prompt payment of the amounts due under the
Collateral Mortgage. Attached as Exhibit “12” is a true copy of a letter
dated January 31, 2025 from Caisse to 241 in which it indicates that the

loan was 84 days overdue and in arrears of $12,643.64;

(b) 241 has failed to make prompt payment of property taxes. Attached as
Exhibit “13” is a true copy of Tax Certificate dated March 27, 2025 from
the Town of Midland which indicates that property taxes are in arrears of

$22,811.54;
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(c) 241 obtained secondary financing on 268 King Street, Midiand, Ontario
without the consent of the Caisse and this is contrary to paragraph 6 of the
Loan Agreement. Attached as Exhibit “14” is a true copy of the
Charge/Mortgage registered in second priority on December 30, 2022 as
Instrument No. SC1955169 in favour of Sagewise Capital Corporation
(“Sagewise”) for the principal sum of $60,000.00. Attached as Exhibit “15”
is a true copy of the Notice of Assignment of Rents registered on December
30, 2022 as Instrument No. SC1955170 in favour of Sagewise. A Notice
appending a Mortgage Amending Agreement was registered on July 5,
2023 as Instrument No. SC1991516 in which the terms of the Sagewise
mortgage were amended including an increase of the principal amount from
$60,000.00 to $120,000.00. Attached as Exhibit “16” is a true copy of the

Notice;

(d) 241 is the subject of power of sale proceedings against it by Sagewise as
second mortgagee and this is an event default under paragraph 12(iii) of
the Loan Agreement. Attached as Exhibit “17” is a true copy of the Notice

of Sale under Mortgage by Sagewise dated February 7, 2025.

18.  On March 7, 2025, Gowling WLG (Canada) LLP (“Gowlings”} acting on behalf of

the Caisse issued the following to 241 and Storck as the Guarantor:

(a) A demand for payment (the “Demand Letter”) of the total indebtedness owing
as of March 6, 2025 plus interest and legal costs to the Caisse as set out in

Schedule “B" to the Demand Letter by the deadline of March 17, 2025; and
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(b) a Notice of Intention to Enforce Security on the property of 241 pursuant to

section 244(1) of the BIA (the “BIA 244 Notice”).

Attached as Exhibit “18” is a true copy of the Demand Letter and BIA 244 Notice along

with the covering email and Canada Post registered mail trackings.

IV. CORRESPONDENCE WITH STORCK

19.  On March 17, 2025, Storck emailed Kayla Drouin (legal assistant at Gowlings)
acknowledging receipt of the March 7, 2025 email attaching the Demand Letter and BIA

244 Noftice.

20.  Storck indicated that the building is listed for sale and there is a party that wants
to purchase the building, and he requested an extension of the deadline for court

proceedings for another three weeks.

21.  Bart Sarsh (the Caisse's legal counsel at Gowlings) requested a copy of the listing
agreement, any offer to purchase and information regarding the commercial and

residential tenants,

22.  Storck provided a copy of the listing agreement and advised that the building is
fully rented. He also advised that the interested buyer had required some more detailed
information which was provided and the interested buyer had viewed the building and

was doing its due diligence.

23.  Storck provided copies of the leases 241 has with its tenants on March 17, 2024

at 2:04 p.m. Storck emailed again at 2:08 p.m. to advise that he did not have a written
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purchase agreement as of yet. Attached as Exhibit “19” is a true copy of the March 7,

2025 to March 17, 2025 email exchanges.

24,  On April 4, 2025, Mr. Sarsh wrote to Storck to request an update on the status of
the due diligence by the potential buyer and to obtain a copy of the 2025 interim property
tax statement. On April 7, 2025 Storck responded that, “[T]the interested party is slow,
they say they are ok with the building and are working on something on their side. Due to
this delay we decreased the asking price on the listing by $50,000 to generate more

interest.” Attached as Exhibit “20” is a true copy of the April 4-7, 2024 email exchange.

25.  As of the signing of this affidavit, there has been no further communication

between the parties and/or Gowlings.

V. SAGEWISE SUPPORTS THE RECEIVER'S APPOINTMENT

26. On March 25, 2025, Mr. Sarsh wrote to counsel for Sagewise to confirm that the
Caisse agrees to AG| as the proposed court-appointed receiver to accommaodate
Sagewise’s concerns about maximizing recovery and keeping professional fees to

reasonable levels. Attached as Exhibit “21” is a true copy of the March 25, 2025 email.

VI. NEED FOR A RECEIVER

27.  As of March 6, 2025, the aggregate indebtedness of 241 due and owing to the
Caisse was $419,287.95 in addition to ongoing accrual of interest as set out in the Loan
Agreement or Amendment excluding professional fees, disbursements and HST (the

“Indebtedness”).
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28. As indicated above, certain events of default have occurred under the Collateral

Mortgage, which are ongoing and outstanding.

29. 241 is not able to pay the Indebtedness owing on its respective loan and Sagewise
(as the second mortgagee) has commenced power of sale proceedings and the

redemption period has expired.

30. The statutory notice period provided for under the Demand Letter and BIA 244

Notice has expired.

31. The Caisse has lost confidence in the management of 241 for all of the reasons

detailed in this affidavit.

32. 241 does not have the ability to fund ongoing mortgage or property tax payments
and this is eroding the value of the Caisse’s security position due to the accrual of the

Indebtedness without meaningful repayment of the loans.

33. The Caisse has suffered and is expected to continue to suffer substantial prejudice
as a result of 241's failure to properly operate the Business. The appointment of the

Receiver is necessary to preserve the value of the Property and the Caisse’s collateral.

34. Upon appointment, the Receiver will assess the state of 241 and determine a
strategy for recovery of the assets for the benefit of all stakeholders, including

communicating directly with all affected parties.

35. Paragraph 38 of the Caisse’s Standard Charge Terms filed as number 201909

provides for the appointment of a Receiver:
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RECENERSHIP OF MEMBER

Notwithslanding anything (n this Charge, upen delault of any of fhese provisivns, the Financial Insiitufion may, with or witheut ealry inlo possassion

of the Lands, by Instrunent By weiting appoint any person, whether an effcer oF an employee of the Finanzigl instilation o nct, 10 ba g recaber of the

Lands, and of (he renls end profits with or without secudtly, and may by similas writing remeve any recener and appoint ansiher in ils place and in

making aay such appointment or remeval, the Financlal Institutien shall be deemed (o be adling as e agant of attornay {of he Member, bul no

suth appolniment shal ba revoratia by the Member, Ugen the appolrtnent of any such fegeiver the followng pravisivis shall agply:

[} Every such recelvar shail have unfralted access 1o the Lands as sgent and altoeney foc the Mambar (which nght of access shall not he mvocable
by the Member) and shall have full power and unfimited authorty io:

i) eoltect the rents and profits from fenancies or eperation of the Lands whethar orealsd before or after tha Charge:;

iy rent er operate sny pofion of the Landg which may become vacanl on suih lefms and caodiions as tha recaivar considers
advisabls and antar nto and exeouls leasas, accep swrenders and terminale leassn;

(i} eomplete the censtruction of any buiiding of olfer ereclions or impravemenis on the Lands left by tha Member in an unfinished slate
or awprd tha sames le plhers 1o compiete and purchase, rapalr andfor mailain any peesonal propsry
including, without Bmitation, appliences and eguipmenl necessary of desirable to render the premizes operable os rentable, snd
take possession of and gse nr permit others do wse &l or any pat of the Maembear's matedals, supplies,
alans, lools, apphances, squipment and praperly of evary kind and deserigtion,

{iv} manage, operate, repair, alter or sxtand the Lands or any part thereol.

The Member undesakas o wally aad confitin yiwtever any such recaivar Or ggent may do,

{0 The Financial instisulion may in s sole discrolion vest the recpiver wilh all or any of the dghls and powers of e Flsancial inslitution.

{o] The Finsncial Institution may fix the reasonsble remuneration of the receiver whe shall be prtitid te dedust same ouf of fhe revenus or the sale
proceads of the Lands.

{1 Evary such reveiver shall be deemed thi agunt of attarey of the Mesmber and aot, In any event, tha agent of the Financial instifution. Tha
Financiat Instdution shall aot be responsible for the receiver's acts or amiasions.

{e) The appainiment of any such reaeiver by the Financial Institution shall gt result in or creats any liability or higgation on e pad of ihe Finangial
institition lo the receiver oF 1o the Kember or ta any olhor porson, and oo appoinleent of removal of a receives and ne actons of a tocaiver shat
constifute the Financial Insiution a chargee in possession of 1he Lands.

i) Mo such receiver shali be Hable 1o the Member lo acsount for monles viker than menies achually tecelved by him ia respect of ihe Lands, or any
oot thared!, and out of such monies 5& received svery such reeoivar hadl, in ihe following owdes, poy:

{iy the receiver's remuneration s aforessid, )

{ili aft costs and aypenrses of gvery natue and kind incured by the receiver I tonneslion willy the exercise of his of her iamedies, tights
anc powers avaiabla ol law and sulhorily hateby confermed;

{ii} inlefest, Principal and olher mensy which may be or berome Charged upon the Lamds in prierily 1o the Charge, inchisding taxes;

fiv) 46 the Financial Inatilsling &) interest, Prinoipal and other smounts dua under the Chargs fo be paid in such order as the
financil institulion In Bs soln discretlon shall detarming;

Thareatieor, every such receives shall B8 accountable (o the Member (BF 3ny suplus.

The remunaration and expensas of fhe eceiver shail be paid by the Merber on damand and shall be a eharge on the Lands and shall baar

infetest rom ihe dais of demand af the sama Rale as apphes o ke Principal Amount seoured by this Charge.

Save 55 lo caima ot acoounting under sub-paragraph {7 of this paragraph, the Member hereby relesses and disghargas any such receiver from

evary tlaim of evary Halus, whether seunding in dermages e ot which arse o ba saused 1o tha Mambert ot any paraon claimibsg theouah of endes

hiss of her by reason of a5 & resulf of shything done by such recelver uniess such claim be the ditect and praximate result of dishonesiy of fraud.,

{h} The Financial Instiletion may, of any fime, termingte any such fecaivership by notice in wilting fo tha Mamber and Yo any sich maosiver,

{iy The stetujory declarativn of an afficer of tha Financiat instiution a5 to defacll sndar the provisions of the Chage and as Lo the dus appuirmimant
of the recaiver putsuant to the terms of inis Charge shall be sulficient provf, as regasds to such defaull and appointmaent.

i} The rights snd powers conlarsd in respect of the receiver sre supplemeanta! i snl not in subsiiulion of any other remedias, righls and povnrs
avallable at law which the Financial slitution may hava,

—

{g

Attached as Exhibit “22” is a copy of the Standard Charge Terms.

36.

If this Honourable Court sees fits to make such an appointment, AGl has

consented to act as Receiver. AGl is a licensed insolvency trustee and has significant

experience in mandates of this nature. Attached as Exhibit “23” is a true copy of AGl's

consent to act.
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37. I make this affidavit in support of the relief sought in the Notice of Application.

AFFIRMED by Yoan Bouchard, of the City
of Saguenay, in the Province of Quebec,
before me at the City of Hamilton, in the
Province of Ontario, on April 10, 2025 in
accordance with 0. Reg. 431/20,
Administering  Oath  or  Declaration

S St N S Nt Mt e M St St ot St e

Remotely.
Staned by: Signé par:
@ow Jelunson E{om Pouclard
FRESQ4BRODFF453.. 735214055AFC470...
A Commissionet, efc. YOAN BOUCHARD

Joannah Johnson (LSO No. 267913)
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esjardins

Statement of Account
For the purpose of full reimbursement

To. Lawyer Bart Sarsh
De; Desjardins Ontario Credit Union
Subject; 2416946 ONTARIO LTD.
VID
N/D 829-00303-723961
Statement of Account as of: 18 mars 2026

PR-1 Term Loan for Businesses

Principal Balance 40517142 %
Late Interest 42 655,92 $
Current Interest 72576 $
Daily Interest: $80,44

Total 448 553,10 $
Legal Fees

Trustee Fees 74436813
Penality 20870,36 %
Special Loans Management Fees 2000,00%
TOTAL BUE 545 860,27 $

Yoan Bouchard, Account Manager
Document certified as a true copy of the original

From this day, a daily interest amount of $80,44
for the [oan will be added until the full payment date,

Upon receipt, within ten business days, of the total amount mentioned above as
well as the accruing interest, our caisse commits, if the payment is honored,
to sign the partial or full release project that you will submit to us within 45 days of its receipt.

IMPORTANT#*: The check must be made payable to
Desjardins Ontario Credit Union

but sent to the address of:

Special Loans Management Fees

150, des Commandeurs, 14e Etage (LEV150-14-B)
Lévis (Québec), GOV 8M6
Attention: Yoan Bouchard Phone : 418-835-8444 #5465491
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March 19, 2026

Attn:

é...B(;r.rowef Nréme:
 Borrower Name:
Bofréﬂr-v"ér .I\.Iame:

Charge Priority:

7 b%dperty Add réns;s:.

Wendy Greenspoon

2416946 ONTARIO LTD - Alf Storck

| Mortgage Payout Statement

The mortgage loan for the subject property matured on August 31, 2025. However, the borrower is
currently in default on the monthly interest payments.

The outstanding principal balance, along with other charges required to pay off the loan are

outlined below:;

Description

Qutstanding Principal

Renewal Fee — December 2023
Renewal Fee — October 2024
Missed interest for July 2024
Missed interest for August 2024
Missed interest for September 2024
Missed interest for October 2024
Missed interest for November 2024
Missed interest for December 2024
Missed interest for January 2025
Missed interest for February 2025
Missed interest for March 2025
Missed interest for April 2025
Missed interest for May 2025
Missed interest for June 2025
Missed interest for July 2025
Missed interest for August 2025
Missed interest for September 2025
Missed interest for October 2025
Missed interest for November 2025
Missed Interest for December 2025
Missed interest for January 2026
Missed interest for February 2026

Amount, $
$120,000.00
$4,800.00
$9,564.34
$1,330.17
$1,330.17
$1,330.17
$1,330.17
$1,984.30
$2,030.13
$2,059.03
$2,093.38
$2,119.36
$2,184.47
$2,240.44
$2,246.12
$2,305.36
$2,350.26
$2,355.02
$2,383.26
$2,420.86
$2,690.07
$2,628.60
$2,637.83

4080 Confederation Parkway, Suite 402 « Mississauga, Ontario« L5 B 0 G 1 - Canada T.905.963.7600.
F.905-232-0578. £, admin@sagewisecapital.com. Web, www.sagewisecapital.com



Interest payable March 1 — 20,2026 $1790.83

Return Interest Fee $475.00
NSF Fee for June 2024 — February 2026 $6,300.00
Re-debit Processing Fee $285.00
Legal Fee _ Garfinkle Biderman LLP $8991.16
Mortgage Statement Fee $100.00
Discharge Administration fee + HST $495.00

Total Due $192,510.06

Per Diem $89.54
Flease note:

a. The total amount due upon payout is payable to Sagewise Capital Corp. by certified
cheque, direct deposit, or its solicitor in Trust.
b. The total amount is calculated up to March 20, 2026.

¢. Solicitor fees are to be paid by the client.

With Rind Regards,

Sagewise Capital Corporation
Administration Department

4080 Confederation Parkway, Suite 402 « Mississauga, Ontario = L 5B 0 G 1 = Canada 7.905.983.7600.
F.805-232-0679. E, admin@sagewisecapital.com. Web, www.sagewisecapiial.com
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tlsmith121861Gpyvahoo.com
Tracey Smith, P.App; AACI  +1416-220-1842
COMPREHENSIVE APPRAISAL
OF A
COMMERCIAL PROPERTY

LOCATED AT

268 KING ST
TOWN OF MIDLAND,
PROVINCE OF ONTARIO

AUTHORIZED USER

ALBERT GELMAN INC. AND THE ONTARIO SUPERIOR COURT OF JUSTICE

EFFECTIVE DATE

MAY 12, 2025

68 KING ST, MIDLAND TLSMITH APPRAISALS
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PART 1: LETTER OF TRANSMITTAL

TL SMITH APPRAISALS

tlsmith121801@yvahoo.com
Tracev Smith, P.Apn; AACT +1 416-220-1842

July 3, 2025

Authorized User: Albert Gelman Inc. and the Ontario Superior Court of Justice
Address Of Property: 268 King St, Midland

Authorized Client: Mr. Chris Rowe

Market Value:

Dear Mr. Rowe

RE:  Valuation of a commercial building located at 268 King St, Town of Midland

At the request of our client, T am forwarding the enclosed Comprehensive Appraisal Report which comprises my
valuation of the above described property. The purpose of this report is to estimate the current market value of the
subject property. The property rights appraised are those of the Leased Fee interest, and the cffective date of my
valuation is May 12, 2025, the date of my inspection. The purpose is to estimate the current market value of the
subject property and the authorized use of the appraisal is to assist with setting a sale price on the subject property
as part of a receivership process and for the Ontario Superior Court of Justice to rely on when making a
determination as to whether to approve a sale transaction. Void if used for any other purpose.

No person or party other than the authorized user specifically identified herein can rely on this report without first
obtaining written authorization from the author of this report. Such authorization is at the discretion of the author
and may only be issued with permission from the client of this report. The report is prepared in accordance with the
Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). This letter must be read together with
the below-referenced report, with authorized signatures and attachments including all assumptions, limiting
conditions and extraordinary items.

Albert Gelman Inc. and the Ontario Superior Court of Justice agrees that any reliance by same on the above-
referenced report, is conditional on A/bert Gelman Inc. and the Ontario Superior Court of Justice agreeing to be
bound by all assumptions, limiting conditions and extraordinary items included in the above-referenced report and
this reliance letter.

The site is located at 268 King St, Town of Midland and is improved with a 3,612 sf, 2 storey commercial building
that consisted of one commercial unit on the ground floor and two residential units above.

The following appraisal report contains my estimate of market value of the above described property. In my opinion,
the estimated current market value of the subject property effective date May 12, 2025 is:

268 KING 8T, MIDLAND TL SMITH APPRAISALS
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*

The following report contains the data, analysis and conclusions supporting the valuation. I trust you will find this

report satisfactory and that it fulfills its intended purpose.

Respectfully submitted,
: ' g *. E&@W
Tracey Smith, BA, AACL P. App. Yehuda Belzberg Candidate Appraiser

2068 KING ST, MIDLAND TL SMITH APPRAISALS
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Photographs of the Subject
Front & Rear Views
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Photographs of the Subject
Street Views

268 KING ST, MIDLAND TL SMITH APPRAISALS



Page |6

Photographs of the Subject
Commercial/Retail Area
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Photographs of the Subject
Storage Closet & Office
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Photographs of the Subject
Basement

Basement
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Photographs of the Subject

Basement & Rear Door

Basement

MWITH APPRAISALS
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Photographs of the Subject
21 Kloor Stairs
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Photographs of the Subject
2" Floor Apartment Bedroom and Hallway
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Photographs of the Subject

Washrooms

Bedroom
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"P'hotogr'zirprﬁs of the Subj ect
2" Floor Apartment Hallway & Rear Door
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Photographs of the Subj ect
Bedroom & Kitchen
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" Photographs of the Subject
Washroom & Bedroom
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Washroom
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LOCATION OF PROPERTY:

LEGAL DESCRIPTION:

PIN:

REGISTERED OWNERS:

DATE OF INSPECTION:
EFFECTIVE DATE OF APPRAISAL:

SUBJECT SITE DIMENSIONS AREA:

IMPROVEMENTS:

PURPOSE OF THE APPRAISAL:

AUTHORIZED USE OF APPRAISAL:

PROPERTY RIGHTS AFPPRAISED:
TOWN OF MIDLAND ZONING:
HIGHEST AND BEST USE:
VALUATION

Direct Comparison Approach
Income Approach — Direct Capitalization
Final Estimate of Value

268 KING 8T, MIDLAND

268 King St, Town of Midland, Province of Ontario

Pt Lt 10 W/S King St P1306 Being Pt 1 517131 Town Of
Midland

584650122

2416946 Ontario Ltd.

May 12, 2025

May 12, 2025

24" x Irr’, Total Area: 2,519 sf. See aerial view for details.
3,612 sf 2 storey commercial building

To estimate the current market value of the subject property as of
the effective date of this appraisal.

To assist with setting a sale price on the subject property as part
of a receivership process and for the Ontario Superior Court of
Justice to rely on when making a determination as to whether to
approve a sale transaction Void if used for any other purpose.
Lecased Fee interest

DC: Downtown Core

Current Use

TL SMITH APPRAISALS
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PURPOSE OF THE APPRAISAL

Report Format
The Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) necessitates that an appraisal report

be identified as one of the following types of reports:

Current - Refers to an appraisal where the effective date of the report is simultancous with the date the report was
prepared or inspected, where market conditions have not changed materially between the dates.

Retrospective — Refers to an appraisal where the effective date of the report precedes the inspection date or the
date the report was prepared and whercby market conditions may be materially different in the time frame between
these dates. In this type of appraisal the “retrospective” value is based on market conditions, perceptions and
perspective that existed as of the effective date.

Prospective — Refers to an appraisal where the cffective date of the report is after the inspection date or the date
the report was prepared. In this type of appraisal the “prospective” value opinion is intended to retlect the
projected market conditions to a future effective date.

Up-Date — Refers to an appraisal where the subject was previously appraised and has not undergone significant
changes and/or the time between the effective date of the original appraisal and the up-date is not unreasonably
long. It is an extension of a previously completed appraisal, updated to the effective date of the report and is
intended for readers familiar with the original report of the subject property.

CUSPAP necessitates that an appraisal report be identified as one of the following types of reports which depends
on the needs of the users and appraisers:

Comprehensive — comprehensive and detailed
Concise — concise and briefly descriptive
Form — a standard format combining check off boxes and short nagrative comments.

The basic distinguishing difference between each different type of report is the level of detail of presentation.

Classification of the Appraisal

This is a Comprehensive Appraisal Report which is Current Valuation intended to comply with the reporting
requirements set forth by CUSPAP. As such, it presents a detailed discussion of the date, reasoning, and analyses
that were used in the appraisal process to develop the appraiser’s opinion of value. T} he depth of discussion
contained in this report is specific to the needs of the client and for the authorized use stated below. The appraiser

is not responsible for unauthorized use of the report.

268 KING ST, MIDLAND TL SMITH APPRAISALS
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Purpose of the Appraisal

The purposc of this appraisal is to estimate the current market value of a 3,612 sf, 2 storey commercial building
situated on a 2,519 sf irregular shaped site, as of the date of the inspection, May 12, 2025.

Authorized Use of the Appraisal

The authorized use of the appraisal is to assist with setting a sale price on the subject propetty as part of a
receivership process and for the Ontario Superior Court of Justice to rely on when making a determination as to
whether to approve a sale transaction. Void if used for any other purpose.

Extraordinary Assumptions

An extraordinary assumption rvefers to any hypothesis - either fictitious or unconfirmed - which, if not true, could

alter the appraiser’s opinions or conclusions.

The appraiser measured the subject property and also relied on measurements from MPAC. It is assumed that these
measurements are accurate and will be utilized in the report.

The appraiser was provided with income and expense information for the property that is assumed to be accurate
and it was relied upon in this report.

If any of these assumptions are found to be inaccurate or incorrect then the value contained herein is subject to
change and/or be VOID. .
There are no other extraordinary assumptions to the conclusions of this report.

Extraordinary Limiting Conditions

Extraordinary limiting condition refers to the necessary modification or exclusion of any Appraisal Standard Rule
that is outlined in the Standards of Professional Appraisal Practice of the Appraisal Institute of Canada.

There are no extraordinary limiting conditions to the conclusions of this report.

Description of the Subject Property
The subject consists of a 2 storey improvement with one commercial unit on the ground floor and two residential

units above. The total above grade size of the subject improvement is 3,612 sf.

Effective Date
The effective date of this appraisal is May 12, 2025.

Legal Description
Pt 1.t 10 W/S King St P1 306 Being Pt 1 51r7131 Town Of Midland.

Property Rights Appraised

The property rights appraised are those of the Leased Fee Interest, in the real estate comprising the property.
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History of the Subject

Address: 268 King St, Town of Midland, Province of Ontario
Pin No: 584650122

Consideration on Record: $252,249

Registration Date: 01/20/2015

Owner: 2416946 Ontario Ltd.

A search of TREB MLS indicates that the subject property has been listed for sale a number of times in the last 36
months, Below is a summary of all the listings found on MLS:

Property History
View aft liaGngs
.Date Evaent Prlce MLSH Source
Listed for Sale 3325000 5007
31942025 Listed fo: Sale $899,990
3n5f2025 tisted for Sale $899.090 $12018450
P Sy 5
318/2025 Terminated SHO51808 PropTx
2B tirg S Trplain mises
3BF2025 Tarminated suesiece FropTx
48 Fig St Canizinmatah
24772025 Lisied for Sale $849.900 SHeGIB0S PropTx
pe S LT Drpfam st
2j7/2025 Listed for Sale $949.900 ¢ SHIBIEey PrepTx
ot R Frpicin miotdh
can
12072024 Expired 809,500 Sa303202
253 ¥ing 5
Wilg/2024 Expired $699,500 510439887 Propix
AL RENG 31 Crpipm mteh
671172004 Price Chang ed $896,800 516439887 PropTs
R G 5 Calmn msich
nri2024 Frice Changed $698.500 - L3 PropTx
Lagtan releh
5432024 Listed for Salo $928,900 E“{F“ .
a > olin st
44262022 Listed for Sale SOISBO0 B ???;?1?3537 PropTs .
EHAFRLR ST Faghiin piasts

As can be seen it appears that subject property was listed for sale initially on 04/26/2024 for $929,900. The price
then appeared to change a number of times and the listings expired with the property then being relisted for sale.
As of the effective date of this appraisal it appeared that the subject was being actively marketed for sale based on
a listing from 03/19/2025 for $899,900. The appraiser noted that the listing for $225,000 was for the sale of the
business operating out of the subject improvements. No other listings were found on TREB/MLS for the subject
property in the last 36 months.

As per Geowarehouse the subject property was last registered on 01/20/2015 for a consideration of $252,249, The
appraiser has had no dealings with the subject property in the last 60 months.

Property Assessment
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Address: 268 King St, Town of Midland, Province of Ontario
Assessed Value: $271,000
Realty Taxes 2025: ~$6,000 (as recent MLS listing)

Definition of Market Value
Market value, as defined by the Appraisal Institute of Canada, and as used in this Report is:

"The most probable price in terms of money at which a property should bring ir a compelitive and open

market under all conditions vequisite for a fair sale, the buyer and seller each acting pradently and
knowledgeably and assuming the price is not affected by any undue stimuli,

Implicit in this definition are the consummation of a sale as of a specific date and the passage of title from seller io

buyer under conditions whereby:

1. Buyer and seller are typically motivated.

2. Both parties are well informed or well advised, and are acting in what they consider their best
inierest.

3. A reasonable time is allowed for exposure in the open market.

4. Payment is made in terms of cash and Canadian dollars or in terms of financial arrangements

comparable thereto, and

5. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sale concessions granted by anyone associated with the sale."

Scope of the Assignment
e The scope of this report outlines our framework for the assignment.

o An exterior and interior inspection of the property was completed on May 12, 2025.

s A Town of Midland’s Official Plan and Zoning By-Law designations were all reviewed.

e The Comparable Sales and the subject properties boundaries and areas are based on TREB MLS, Costar
and Geowarehouse records.

» Analysis of the highest and best use of the subject property was completed having regard to the land use
controls. T have relied on discussions with municipal planning personnel and our own experience.

e The Direct Market Comparison and Income Approach was used to estimate the current market value of the
subject.

e Sales data was extracted from the Toronto Real Estate Board, the Mississauga Real Estate Board, Real
Track, Costar and Land Registry. The comparable sales were all inspected and an analysis of the sales was
completed.

e  Market research consisted of analyzing sales of comparable properties in the general vicinity of the subject
property which took place over the past three years.

e My valuation and conclusions are subject to the accuracy of the information readily available.
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LOCATION & MARKET OVERVIEW
MARKET OVERVIEW:

The Bank of Canada on June 4, 2025 maintained its target for the overnight rate at 2.75%, with the Bank Rate at
3% and the deposit rate at 2.70%.

Since the April Monetary Policy Report, the US administration has continued to increase and decrease various
tariffs. China and the United States have stepped back from extremely high tariffs and bilateral trade negotiations
have begun with a number of countries. However, the outcomes of these negotiations are highly uncertain, tariff
rates are well above their levels at the beginning of 2025, and new trade actions are still being threatened.
Uncertainty remains high.

While the global economy has shown resilience in recent months, this partly reflects a temporary surge in activity
to get ahead of tariffs. In the United States, domestic demand remained relatively strong but higher imports pulled
down first-quarter GDP, US inflation has ticked down but remains above 2%, with the price effects of tariffs still
to come. In Europe, economic growth has been supported by exports, while defence spending is set to
increase. China’s economy has slowed as the effects of past fiscal support fade. More recently, high tariffs have
begun to curtail Chinese exports to the US. Since the financial market turmoil in April, risk assets have largely
recovered and volatility has diminished, although markets remain sensitive to US policy announcements. Oil prices
have fluctuated but remain close to their levels at the time of the April MPR.

In Canada, economic growth in the first quarter came in at 2.2%, slightly stronger than the Bank had forecast, while
the composition of GDP growth was largely as expected. The pull-forward of exports to the United States and
inventory accumulation boosted activity, with final domestic demand roughly flat. Strong spending on machinery
and cquipment held up growth in business investment by more than expected. Consumption slowed from ifs very
strong fourth-quarter pace, but continued to grow despite a large drop in consumer confidence. Housing activity
was down, driven by a sharp contraction in resales. Government spending also declined. The labour market has
wealkened, particularly in trade-intensive sectors, and unemployment has risen to 6.9%. The economy is expected
to be considerably weaker in the second quarter, with the strength in exports and inventories reversing and final
domestic demand remaining subdued.

CPI inflation eased to 1.7% in April, as the elimination of the federal consumer carbon tax reduced inflation by 0.6
percentage points. Excluding taxes, inflation rose 2.3% in April, slightly stronger than the Bank had expected. The
Bank’s preferred measures of core inflation, as well as other measures of underlying inflation, moved up. Recent
surveys indicate that households continue to expect that tariffs will raise prices and many businesses say they intend
to pass on the costs of higher tariffs. The Bank will be watching all these indicators closely to gauge how inflationary
pressures are evolving.

With uncertainty about US tariffs still high, the Canadian cconomy softer but not sharply weaker, and some
unexpected firmness in recent inflation data, Governing Council decided to hold the policy rate as we gain more
information on US trade policy and its impacts. We will continue to assess the timing and strength of both the
downward pressures on inflation from a weaker economy and the upward pressures on inflation from higher costs.

Governing Council is proceeding carefully, with particular attention to the risks and uncertainties facing the
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Canadian economy. These include: the extent to which higher US tariffs reduce demand for Canadian cxponé; how
tmuch this spills over into business investment, employment and household spending; how much and how quickly
cost increases are passed on to consumer prices; and how inflation expectations evolve.

We are focused on ensuring that Canadians continue to have confidence in price stability through this period of
global upheaval. We will support economic growth while ensuring inflation remains well controlled.

The number of sales recorded over Canadian MLS® Systems on May 15, 2025 was unchanged (-0.1%) between
March and April 2025, marking a pause in the trend of declining activity since the beginning of the year. (Chart A)
Demand is currently hovering around levels seen during the second half of 2022, and the first and third quarters of
2023.

“At this point, the 2025 Canadian housing story would best be described as a return to the quiet markets we’ve
experienced since 2022, with tariff uncertainty taking the place of high interest rates in keeping buyers on the
sidelines,” said Shaun Cathcart, CREA’s Senior Economist. “Given the increasing potential for a rough economic
patch ahead, the risk going forward will be if an average number of people trying to sell their homes turns into a
large number of people who have to sell their homes, and that’s something we have not seen in decades.”

April Highlights:
» National home sales were unchanged (-0.1%) month-over-month.
= Actual (not seasonally adjusted) monthly activity came in 9.8% below April 2024.
»  The number of newly listed properties fell 1% on a month-over-month basis.
= The MLS® Homie Price Index (HPI) declined 1.2% month-over-month and was down 3.6% on a year-over-
year basis.
= The actual (not seasonally adjusted) national average sale price was down 3.9% on a ycar-over-year basis.
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Chart A

New supply declined by 1% month-over-month in April. Combined with flat sales, the national sales-to-new listings
ratio climbed to 46.8% compared to 46.4% in March. The long-term average for the national sales-to-new listings
ratio is 54.9%, with readings between 45% and 65% generally consistent with balanced housing market conditions.
There were 183,000 properties listed for sale on all Canadian MLS® Systems at the end of April 2025, up 14.3%
from a year earlier but still below the long-term average for that time of the year of around 201,000 listings.
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“The number of homes for sale across Canada has almost returned to normal, but that is the result of h1ghel
inventories in B.C. and Ontario, and tight inventories everywhere else,” said Valérie Paquin, CREA Chair. “If

you’re looking to buy or sell a property in 2025, you’ll need to understand your local market, so contact a
REALTOR® in your area today.”

There were 5.1 months of inventory on a national basis at the end of April 2025, in line with the long-term average
of five months of inventory. Based on one standard deviation above and below that long-term average, a seller’s
market would be below 3.6 months and a buyer’s market would be above 6.4 months.

The National Composite MLS® Home Price Index (HPI) declined by 1.2% from March to April 2025. The non-
seasonally adjusted National Composite MLS® HP} was down 3.6% compared to March 2024. (Chart B)
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Chart B

The non-seasonally adjusted national average home price was $679,866 in April 2025, down 3.9% from April 2024

268 KING ST, MIDLAND TL SMITH APPRAISALS



Pagpe |28

Midland
Midland, Ont, was incorporated as a town in 1890. The Town of Midland is located on Midland Bay, an inlet of
Georgian Bay. It is about 145 km by road north of Toronto.

The area was part of Huronia before the arrival of Europeans, and Sainte-Marie Among the Hurons (just outside
present-day Midland) was the first European settlement to be established inland from the St Lawrence Valley.
Constructed by Jesuit missionaries in 1639, Sainte-Marie was a base for missionary work among the Huron until it
was abandoned in 1649, Settlers arrived in the 1840s and it was known as Mundy's Bay, Hartley's Landing and
Aberdare.

The modern development of the town began in 1871 when it was selected as the western terminus of the Midland
Railway from Port Hope via Beaverton. The surveyed townsite was renamed Midland City ("City" was dropped
when incorporated as a town) by the railway company in 1872. The railway (opened in 1879) stimulated the logging
industry and the town developed extensive harbour facilities and grain elevators. Shipbuilding was also one of the
mainstays of the economy for most of the first half of the 20th century, until the shipyards werc transferred
to Collingwood.

Today, the service and trade sectors as well as light manufacturing are the basis of the economy. The Huronia
Museum and Huron-Ouendat Village recreate Huron life before the Buropeans arrived. The nearby Jesuit Martyrs'
Shrine and Wye Marsh Wildlife Centre also attract hundreds of thousands of visitors every year. Midland serves as
a "waterway" to the popular Thirty Thousand Islands of Georgian Bay.

The Town of Midland has a current estimated population of 18,618, The population was recorded at 17,817 in the
2021 Canadian Census, and was previously recorded at 16,864 in the 2016 census. This is a change in population
of 953, which is an annual growth rate of 1.11%.

Midland boasts many outstanding businesses and industries, including: ELCAN Optical Technologies, General
Mills Canada, TRW Vehicle Safety Systems, Unimin Canada Limited, Saint-Gobain Technical Fabrics, ADM
Milling Co., Kindred Industries, Weber Manufacturing Ltd., NEBS Business Forms and others. This is a testament
to Midland's multi-dimensional labour force made up of their professional and trade skill workers.

Unempiuyment rale 12.8%
4 of Tetal B Manugarment [£X:
Management o 045 [m—— : o i3a%
Buslness, finance and adminisiration 1070 13.8% A8%
Matural snd applidd sclences . 70 4.8% 125
Health 870 15.2% H0S%
Education, law, community and governnent #10 10.5%
services 3%
" " 79.2%
Art, tultaty, Tegreation and sport 230 0%
A 1834
Sales and sorvive 2,205 29.2% 4 ;
T 2%
‘fradss snd kansport 1408 % 744
g
Natoral resources and agricultare o0 5.2%
Manufacturing and Utiites 875 4%
Midland, ON has an unempioyment rate of 12.8%. Rogarding the most common jobs in Midland, ON, peopl warking in Sales and service account for the largest share of the locat
warkforce {2,266 individuals), followsd by those In Trades and tranisport [1,400 individuals) and Business, finance and administration (1,070 individuals).
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Madiar bousahahl incoms £69,500
Madian after-tax hpusohold income EG2,800

The median household Hoomes in Midiand, ON s $69,500, while the madian after-lax household incorme sits at $62,80Q par year.

How many households are there in Midland, ON?

Hemrownmship

Homeownership
% of Total
Fotal hausehoids 7,850
Owned households 5155 S5.7%
Reated householls 2,485 34.3%

B Owned notsiboiis

TRenlsd oy

iz 3

85 7%

4,35

: Approved: . ;2024 Approved :2025.0ne
Taxation & General ZBadget {§) 1 Budpet (§) Tirste (53
Revenug
Draw from Reserve 1 -150,022 700,860 415,158 -1{0,000 - ~100,600 519,158 -B3.8%
Fees, Service Charges, and Rentals 12671 - - i -] - 0 .
Fines ang penalties -405,743 -387,456 387,400 -387,400] - -367,400 - 0.0%
Grants & External Contribytions 617,344 614,400 598,000} +548,000] - 589,66 - (3.0%
Interest snd Investment [ncome -1,067,438 -300.000, 550,000 -550,000; - -551,400 - 0.0%
Taxation 2 -27,477,657] 27,098 784 ~29,100,556 30,883, 198§ - -30,883,188] -1,782,642 6.1%
Reveius Tntal -29.372,699]  -29,02,594]  «3),i56,1843 -2, 514,648 - -42,515,598:-1263.484] 4.0%
Expense
Salaries & Benefits Q -204,880 - - - - -
Fees Expense 6,558 - . - - - -
Fines and penaliies 178 - - - . - -
Jnsurance 3 - - -50.00C - 50,860 50,000 - 0,0%
Interdepartment Transfers - Corporate S48 - - 188,251 193,642 - 191,642 3,391 1.8%
Haterialy & Supplies -59 - - - - - -
Orgadizational Changes _ 4 321,474 700,600 300,000 - - - -300,000] -3100.0%
E:g::gteﬁ ;:gzthlng, untfarms, subscriptions, and 5 R j i . 220,000 30,000 26,600
Rebates [ 13,489 18,000 18,600 e O80 - 22,0004 4,000  32.2%
Suppert ta 8iA 109,403 110,000 175,890 175,400 - 175,000 - 0.0%
Tralalng, travel, meetings, and confefedoes 1 - - - - +59,004H -69,008 69,000
Tzansfer to Reserve 1,906,247 74,435 1,113,128 1,117,435 - 1,117,435 4,305 .4%
Write-offs 38,237 100,000 100,099 100,000, - 106,008 - 0.0%
Expenee Total 2,313,053 1,502,435 11,844,380 1,606,077 «136,000] 1,452,077] -377,303| -20.5%
Nak Revenia - e ] -27,058,048] 27,600,350 - c20,441,734] ~-=a0, 503,831 | 7 +139,000]-31,052,521] -1,640, 787 |55 5.6%)
7073 Arfuals {3} naydited

Source: Town of Midland website
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Executive Summary

AR L R R RN R N NS R N

2025 Tax Increase

Thete are many faclors considered when developing a budget. Decisions such as batancing the demands of a growing
commurity with inflationary market impacls coupled with decisions of pravious Councils pose challenges for municipalilies.

As a resull, considerable time was spent in exploring stralegies to achieve operational efficiencies, service level reduction
oplions and revenus generating initiatives sequired to reduce the cperating budgel targels below inflation.

Breakdown of the 2025 Tax Lavy Increase and lmpact on Tax Rale

Tax Rate Impact
Tax Levy Increase Town| Blendsd®
(Dacrease)
Mainlzin Service Levals for Town Operations 8507 457] 2.1%
OFP Contracled Services $671.837] 2.4%
Operalional Subsidy Jor OPP Services ${A68.221)] -1.3%
Operationa! Subsidy for Olher Services 5(65,000)] -0.2%
Reserve Contribulions lor Assel Raplacement S785.563 | 28%
Assessment Growih $(170,400}] -0.6%
Sublolal $£1.461,336|5.15%
New Invesiment and Service Recommendations $268,585 | 0.8%
Councit Requests 3(55,500) -0.2%
Agencigs, Boards and Commissions (ABC) $150,800 ¢ 0.5%
Sustainabie Capital Levy -
Tolal $1,825,3406) 6.43% 5.32%

* Assumes 3.625% increase in Towd's shase of Counly fevy

Source: Town of Midland website
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11% - Redu)

Sonrce: Town of Midland website
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Executive Summary

FRTAS B RE N FAN SIS R RIS U P HRAB AT A IR ISR ED D

Your Taxes
While the Town provirias numerous crilical services ihat affect your everyday life, we receive a small portion of fotal taxe
pay each year compared Lo ofher levels of government. Regardless, ve slive io create a community ihat is an affordabl

place 1o live, work and play.

We beliave thal every dollar you provide is an investment to make sure you enjoy alf that Midtand has to offer. We do oy
best lo maintain exisling services, provide new services, and rninzmize taxes. We frequently reviaw our gervices to ensuy

they continue to provide value 1o our communily,

Source: Town of Midiand website
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Colliers Cap Rate Report QF 2025 Walerloo

Neighbourhood
The subject is located in the main downtown arca of Midland. King St is one of the main commuter streets that

runs north south through the heart of Midland. The subject is located on the west side of King St W and just north
of Hugel Ave. King St consists of many other single storcy, two storey, and three storey commercial properties
that were similar to the subject. Some retail locations in the area of the subject include Scotiabank, RBC, and
Money Mart. The Midland Harbour on Georgian Bay is located just north of the subject and the North Simcoe
Sports and Recreation Centre is located south of the subject. Hwy 93 is located west of the subject and Hwy 12 is
located south of the subject for commuting purposes. Overall, the subject is considered to be in a desirable area
within the Town of Midland.

268 KING ST, MIDLAND TL SMITH APPRAISALS



Fage |36

AERIAL PHOTOS

TL SMITH APPRAISALS

268 KING 8T, MIDLAND



] ]:‘ugc|3?

DESCRIPTION OF SITE

Location
The subject property is addressed at 268 King St, Midland. The subject property is located along the west side of

King St. There are a number of other commercial buildings in the vicinity of the subject along King St that were
similar to the subject. The subject property is located in a good location within the Town of Midland.

Legal Description
Pt Lt 10 W/S King St P1 306 Being Pt 1 51r7131 Town Of Midland.

Site Area
The site is an interior lot which is irregular in shape with dimensions of 24’ x Irr” and a total site area of 2,519 sf.
See aerial view for details.

Parking
There is asphalt parking to the rear of the building. The site appeared to provide for two parking spaces.

Access
There are two entrances to the front on King St. One is for the main floor commercial/retail space and one is for

the 2%¢ level apartments

Services
Full municipal services are provided including natural gas, hydro, water, and telephone. King St is an asphalt paved
road with sanitary sewers, street lights and curbs.

Topograpiy and Drainage
The lot appears to be flat and no drainage issues were noted.

Soil Characteristics

Tt is assumed that in view of the size of the structures on the surrounding properties and the subject that those soils
within the arca are capable of handling reasonable heavy building loads. Based on my inspection of the subject
property, no visible contamination was noted. An environmental assessment has not been supplied or reviewed. The
appraiser did not note anything during the inspection that indicated that there was soil contamination. For the

purpose of this appraisal, we have assumed that there are not environmental problems or concerns.
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DESCRIPTION OF IMPROVEMENTS

The subject building was viewed on May 12, 2025.
The subject is located onto the west side of King Street in Midland.

The subject building is a 2-storey building which sides directly up to the neighbouring buildings to the east and
west sides. There are two entrances to the front, one for the main floor commercial/retail space and onc for the 2™
level apartments. Further there is a.rear metal fire escape from the 27¢ floor and a rear door from the main level
and one from the basement level.

The exterior of the building is improved with a brick veneer on the rear and the front 2" floor, and the main level
front is improved with signage and metal siding, The front doors and windows are metal on the 1% floor at the front
and a mix of metal, vinyl and wood framed throughout the 2™ floor and rear. There are window air conditioning
units visible for the 2™ floor.

The 1 floor footprint appears to be 1,806 sf and the 2™ floor appears to be 1,806 sf for a total of 3,612 sf. The
measurements were taken by the appraiser using a handheld electronic measuring device.

Upon entrance to the main floor retail area the floor cover is laminate, and the walls and ceiling are drywall. The
ceiling is dropped tile with fluorescent tubular. The area is divided into a retail area, a rear office area, storage and
staff 2-pc washroom. The ceiling height is 9 ft 4 inches approximately. The washroom is improved with ceramic
tile floor cover, toilet and premade vanity. The main floor is further improved with a ductless split.

Access to the basement is from the main floor unit. The lighting in the basement appeared to be motion activated
and the appraiser could not find a light switch, so some pictures appear darker. The electrical panels are located in
the basement. The ceiling is drywall/painted panel board. The foundation walls appear to be brick, stone and
concrete rubble foundation. The floor is bare concrete. The front of the basement has 2 electrical panels and there
is a larpe one at the rear. Further there 5 scparate hydro meters. (Previously the 2™ floor had been improved with
4 apartments, now it is only 2). There are two water tanks. Further the basement has a toilet and laundry sink.
They appear to be attached to water and drainage, but it could not be confirmed if they are working. The basement
does have a slight odour and there were signs of previous water pooling at the rear. There were no active
puddles/pooling of water or leaking. The basement does not appear to be used for storage.

Given the level to which the basement is finished provides no economic value to the overall value of the subject
dwelling and therefore will be treated as unfinished.

The 2™ floor is improved with 2 x 3-bedroom apartments, each having 2 full baths. Access notice was not given to
the tenants within the allowable time frame. However, both tenants were pleasant and provided quick access to their
units.

Notes were taken from the appraiser vehicle, photos and memory as notes were not taken during the actual viewing
to hasten the process.

Both units are of a similar quality, age and condition.

Each unit is improved with a kitchen improved with wood cabinets, and laminate countertops. One kitchen bas a
stone style fagade backs splash and the other has no backsplash. The floor cover throughout the units is a mix of
hardwood and laminate with some washrooms having ceramic tile and come having laminate floor cover. The
ceilings and walls are drywall and potentially lathe and plaster in some areas. The washrooms arc all improved
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vanity. Three of the washrooms are improved with a bathtub one having ceramic tile tub surround and two with
plastic inserts. One washroom is 3-pc with a ceramic tile shower surround. In apartment 4 one bedroom has laundry
in place.

Overall, the apartments are slightly cluttered, which can be typical when pcople are not given notice. They have
been updated in some areas such as premade vanities and laminate floor cover, however, not enough to raise their
value. Given the lower socio-economic market the apartments are in they are considered in average condition.

Overall, the subject building is average. The main floor commercial space is average. The basement is
slightly below average to average condition. In synopsis, in the consideration of the buildings entirety it is
considered average condition and could use some updating in the apartmenfs, fixing the basement, and
repaving of the parking lot at the rear.
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LAND USE CONTROLS

Town of Midland Zoning

Zoning
The subject is zoned DC: Downtown Core
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612

Permitted Uses

Accessory Dwelling Units

Bakery

Bus Passenger Depot

Catering Establishment

Child Care Centre

Commercial Entertainment Establishrment
Commercial School or Adult Learning Centre
Eating Establishment excluding a Drive Through Facility
Financial Institution

Fitness Club

Funeral Home

Hotel or Motel

Laundromat or Dry Cleaning Establishment
Liquor or Beer Store

Medical Laboratory

Medical Practitioner

Microbrewery

Mobile Fast Food Facility

Parking Area

Personal Service Establishment
Pharmacist

Place of Assembly

Place of Worship

Private Club

Professional Office

Public Use

Retail Store

Retirement Home

Senior Citizens’ Home

Service Shop

Taxi Stand

Theatre

The DC zoning by law allows for both commercial and residential uses. The subject improvements consisted of
one commercial unit on the ground floor that was operating a food related business and two residentials unit on the

upper floor, It appears that the subject is a legal conforming use.
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HIGHEST AND BEST USE

Highest and Best Use
Real estate is valued in terms of its highest and best use. Highest and best use is defined as:

The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and that resulls in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
Jeasibility, and maximum profitability

Source: The Dictionary of Real Estate Appraisal
Third Edition, 1993
Appraisal Institute

To properly analyse highest and best use, two determinations must be made. First, the highest and best development
of the site as though vacant and available for use is made. Second, the highest and best use of the property as
improved is analysed and estimated. The highest and best use of both the land as though vacant and the property
as improved must meet four criteria: physically possible, legally permissible, financially feasible, and maximally
productive. Of the uses that satisfy the first threc tests, the use that produccs the highest price or value consistent
with the rate of return warranted by the market is the maximally productive use,

Subject Property — As Though Vacant

Physically Possible
Analysis of the site characteristics and nearby improvements in the area indicates the subject site could adequately
support physical development,

Legally Permissible
The subject is zoned DC. This allows for a wide range of both commercial uses and also residential uses. Thus, it
was assumed that the subject was a legal conforming use.

Financially Feasible
Commercial uses arc financially feasible as most of the available land has been developed with commercial or
mixed-commercial residential buildings and demand for them has been steady.

As Vacant
The subject property is best suited for a commercial development to the maximum density permitted under
existing zoning by-laws, as if vacant.

As Improved

The zoning allows for commetrcial and residential uses. Thus, the current improvements developed to its maximum
capacity are considered to be the highest and best use of the subject, as improved. The current usc appears to be the
highest and best use.
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VALUATION TECHNIQUE

Valuation Premise

The market for any real cstate consists of those entities that can benefit from the highest and best use of a particular
property and, accordingly, are willing and able to pay a competitive price. Inmost cases, for any particular propesty
the market is represented by a fairly clearly defined group of individuals or financial entities. In the case of the
subject property, the purchaser profile would be one who would acquire the property for rental of the building. The
valuation contained in this document attempts to replicate the analysis that a prospective purchaser would likely
use.

Method of Valuation

The three traditional approaches to value, Cost, Direct Comparison, and Income Capitalization, have been
considered in estimating the market value for the subject property. Based upon the available market data and the
likely motivations of the typical purchaser, the Direct Comparison Approach and the Income Approach using a
form of Direct Capitalization have formed the primary basis of our reconciliation of a final estimate of value. The
Cost Approach has not been developed. While investors are generally aware of replacement cost, they place little
reliance on the fully developed Cost Approach when determining a value for acquisition purposes.

The Income Approach is presented first followed by the Direct Market Comparison Approach which is in turn
followed by Reconciliation and a Final Estimate of Value.

Reasonable Exposure Time

Exposure time may be defincd as follows:
"The estimated length of time the property interest being appraised would have been offered on the market
prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; a

retrospective estimate based upon an analysis of past events assuming a competitive and open market.”

The subject is located within a developed mixed commercial/residential area. A reasonable exposure time of 2-6

months is estimated.
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INCOME APPROACH

The Income Capitalization Approach includes an analysis of the market for similar comparable properties that have
leased within a meaningful timeframe, and a pro forma cstimation of a Year 1 stabilized net operating income is
developed.

The Income Capitalization Approach is developed, which typically converts an estimate of a single year’s income
expectancy mto an indication of value using an appropriate capitalization rate. After analysis of pertinent data to
sclect an appropriate capitalization rate, the net operating income is stabilized and capitalized to an gstimation of
current market value.

Subject Occupancy,

The subject property consisted of one commercial unit on the ground floor and two residential tenants above. Both
of the residential units were three bedroom units, One unit appeared to be rented at $1,400/month with the other
residential unit rented at $1,125/month. The commercial lease appears to have been initially signed in 2021 with a
5 year extension commencing on July 1, 2024 until June 30 2029. The lease rate appeared to be $2,650 month. In
addition the tenant was responsible to pay $550/month in TMI. Although as noted above the main floor was
measured to be 1,806 sf the lease indicates that the main floor was measured to be 1,650 sf. Below is a summary of

the rent roll:

RENT AMOUNT SF PRICE/SF GROSS
Commercial $2,650 $550 1650 $23.27

Residential $1,125
Residential $1,400
$5,725

368,700

It was necessary to investigate market lease rates in order to determine where the subject’s lease rate falls within
the range of the market and to determine a market lease rate for the apartment.

Below is a table that presents some current lease rates from the market
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Same street
288 King 5t Al 10/03/2024 1,500 $21.60 $0.00 $21.60]as subject
290 King St 10/31/2024 600 $34.00 $£0.00 $34.00] Small unit
521 Bay St A 03/18/2625 589 518.00 $3.00 $21.00]Small unit

Within
371 Yonge St 02/04/2025 1,900 $18.95 $0.00 $18.95plaza
578 Bay St A 02/05/2025 540 $24,33 $0.00 $24.33 [ Small unit

Main floor
278 King St 02/28/2024 1,590 517.36 §2.14 $19.49]retail

The subject consisted of an open concept retail store that sold food. The subject’s main floor space was 1,650 sf as
per the lease. The lease rates in the market ranged from $18.95/st - $34/sf, Lease rates #1, #2, and #6 were all of
units on the same street as the subject although lease rate #2 was of a much smaller unit. The subject had recently
signed a five year extension and the lease rate was $23.27/sf gross. This lease rate appears to fall right in line with
the market lease rate. Thus it is the contractual lease rate that will be utilized and it appears to be a lease rate at
market rates.

Residential Lease Rates

Average/Full - No Yes
154 Sixth St | 07/23/2024 3 House $2,200
967 Wright Good/Basement Ne Yes
Dr Lower 06/17/2025 3 unit $2,300
587 Yonge Average/Front No Yes
St Unit 1 02/07/2025 3 Unit $2,400
1035 Good/Full No Yes
Wright Dr | 03/14/2025 3 Townhouse $2,500
1022 Good/Full No Yes
Wright Dr | 12/24/2024 3 T ownhouse $2,600
1017 Cook Good/Full No Yes
Dr 06/01/2024 3 Townhouse $2,650

As can be seen from the chart above, the rates for three bedroom unit ranged from $2,200/month to $2,650/month.
This was much higher than the rental rates for the subject unit although the appraiser noted all the rental rates were
of larger homes or townhomes. The appraiser was not able to find rental rates of apartments that were similar to the
subject apartment units. It is likely that the market rate for the subject’s apartment units would be below the range
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established bythe market but still it appcarcd ifwouldmlrikely be highek' than the actual in place contractual lease
rates. However, due to rent control, it is the contractual lease rates that will be utilized in the analysis and rent cannot
be increased to market rates. The appraiser witl account for the below market rental rates as part of the capitalization
rate analysis below.

General Vacancy
The subject is located in a desirable area within the Town of Midland. As per the October 2024 CMHC report for
Midland, the vacancy rate was 2.4% for residential units. Below is a summary of the information from CMHC:

pidfand 94 ¢ - 1371 & 1,260 b s 1197 -

Additionally, the main floor of the subject was occupied by a retail tenant and commercial vacancy rates are
generally much higher than residential vacancy rates. Based on the aforementioned a blended bad debt/vacancy
rate of 6% will be utitized for the subject property.

Operating Expenses

The appraiser was only provided with some of the operating expenses. The property tax amount was reported at
$6,000. An amount of $5,000/year is assumed for property insurance as this is similar amount for other properties
similar to the subject. The tenants are all assumed to pay for their own hydro and the subject is separately metred.
Other utilities such as common area hydro, water and gas is assumed to be §5,000/year. Repairs and maintecnance
is estimated at $1,500/unit which is typical for a property such as the subject. A summary is shown below:

Taxes $6,000
Insurance $5,000
Repairs $4,500
Utilities $5,000
Total $20,500

Property Management:
A property such as the subject that only has three tenants would typically be sclf managed and thus no fee needed

to be deducted for property management.

Structural Reserve:
An amount equal to 2% of gross income will be deducted as part of a structural reserve.

Capitalization Technique

In the evaluation of real property, the marketplace has proven that there is a relationship between the income and
value. In light of this, the Appraiser methodology has several tools available to measure this relationship, resulting
in an estimate of value to the subject property through the capitalization of the Net Income. In today's marketplace,
two methods are widely accepted which may yield a good estimate of value. These methods are the Mortgage
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Equity Capitalli'z”étion Téchﬁiqué and the Direct Capltahzatlon Techniqﬁé; Tt is the DncctCapztahzatlon Techhidue
which will be used in this report.

The Dircct Capitalization Technique involves the analysis of sales of similar types of properties to derive a
relationship between the selling price and the Annual Net Operating Income. This overall rate is expected to
represent what an informed, prudent and rational investor is requiring for similar competitive properties in the
marketplace. Similar refers to similarities with respect to risk and durability of income or investment return of
specific properties. The Direct Capitalization Technique is usually an excellent means of estimating Market Value
when revenue producing propertics are the subject matter. This technique is especially useful where standard or
typical type of revenue producing properties arc concerned. I have investigated the market for sales of similar
properties to determine an appropriate capitalization rate for the subject. Thave included various comparable which
are considered to reasonably provide an estimated capitalization rate for the subject.

None of the comparable sales developed in the Direct Comparison Approach had reliable income information from
which to develop going-in capitalization rates. Consequently, we went back to the market to widen the search and

develop yield rates for comparable properties in the broader market.

The following is a summary of my findings:

1 09/26/2024 {669 Elgin St, Port Elgin Malti Family $125,000 $2,500,000 5.00%
2 08/30/2024 {74 John St W, Bradford Retail/Residential $130,000 $2,000,000 6.50%
3 06/21/2024 |27 Hooper Rd, Barrie Industrial $107.400 $4,200,000 4.70%
4 04/16/2024 (37 W Holland St, Bradford Retail/Residential $160,650 $2,975,000 5.40%
5 06/14/2023 |18 Boucher St W, Mealord Haspitality §125,280 $1,080,000 P1.60%
6 12/05/2023 |521-527 Bay 51, Midland Retail/Residential $173,070 $2,700,000 641%
7 12/30/2024 |504 Dandas St N, Cambridge Retail $96,040 $1,400,000 6.86%
8 08/28/2024 |1591 London Line, Samia Retail $60,000 31,000,000 6.00%
9 04/16/2024 1725 Bridge St W, Waterloo Office $629,375 $6,625,000 9.50%
10 03/28/2024 39755 Northville Cres, Thedford Self Storage $100,000 $1,070,000 9.35%
11 08/20/2024 11038 King St W, Hamilton Retail/Residential $305,100 $4,500,000 6.78%
12 10/03/2023 {43 St Paul Cres, St Catharines Retail $144,625 $2,225,000 6.50%
13 (04/03/2023 |364 Scott 8¢, St Catharines Retail $94,500 §1,575,600 6.00%
14 06/16/2022 1992 3rd Ave E, Owen Sound Multi Family 361,000 $700,000 871%
15 07/13/2023 |10 D Clinlon St S, Teeswater Mixed Use $33472 $357,600 9.38%
16 05/26/2023 418 Sherman Ave, Hamilton Retail $108,000 $1,475,600 T132%
Sunumary

Capitalization rates on similar commercial buildings in Midland were difficult to find. As such, the appraiser chose
to extend the search parameters to include time, locations, and different types of improvements that would offer a
similar demand. It was difficult to find comparable sales with capitalization rates. Consequently, the appraiser went
back to the market to widen the search and develop yield rates for comparable properties in the broader market.
The following sales were utilized in developing the overall capitalization rate for the subject property. The sales
demonstrate an unadjusted going in capitalization rates that range from a low of 4.7% to a high of 11.6%.
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"é;};ifél'izationr rate #3 is the sale of an industrial properfy that was located in Barrie. Barrie is considered to be a
superior market than the subject. This sale sets the low end of the range. Sale #5 was the salc ofa hospitality asset
in Meaford. Hospitality assets are considered risky and less desirable overall than a retail residential property such
as the subject. This sale sets the upper end of the range. The appraiser noted that the subject was located in Midland
which was considered to be an inferior market than many of the capitalization rates that were located in Hamilton,
Cambridge, Waterloo etc. This points towards a higher capitalization rate for the subject. The subject was inaverage
condition. As per the CBRE Q1 2025 capitalization rate reports, the capitalization rate for Urban Strect front
properties in London was 6.5% - 7.5%. For Toronto the range was 5%-5.5% and for Kitchener/W aterloo the range
was 6%-7%. The subject was considered to be in inferior location than Toronto which would point towards a higher
rate for the subject. Overall, the subject is also considered to be inferior to Kitchener/Waterloo. Additionally, as
noted above, the subject’s residential lease rates appeared to be below market and thus could be increased once the
tenants move out. This would point towards a lower capitalization rate for the subject as an investor would pay a
premium on the capitalization rate for the future upside potential. Based on all the aforcmentioned information, a
capitalization rate towards the middle/upper end of the range of 6.5% will be utilized.

Commetrcial Rent $38,400

Residential Rent $30,300
Vacancy Rate (@ 5% $3.435

Operating Expenses $20,500

CAPITALIZED @ 6.5%

|
Rounded to _

Thus, the final value estimate by the Income Approach, as of the effective date of this appraisal is:
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DIRECT MARKET COMPARISON APPROACH

Due to the unique nature of the subject propetty the appraiser chose the most comparable properties and adjusted
accordingly based on the price per square foot of cach of the comparable sales. The following are details of the most
comparable salcs in the area followed by an analysis of the data and a conclusion as to an estimate of market value,

37 Midland Ave, Midland $380,000] 01/19/2024 1,605 $237 6,775
55 Bay St, Midland $420,000; 01/10/2025 3,400 $124 5,350
97 King St, Midland $445,000| 11/01/2024 1,676 3266 3,200
92 King St, Midland $450,000] 10/18/2024 2,047 $220 2,480
56 Eighth St, Midland $685,000} 02/02/2024 1,352 $507 7,075
88 King St, Midland $300,000| 10/31/2023 5,860 $154 3,592
68 King St, Midland N/A|N/A 3,612 N/AF 2,519

Adjustments to Sales Data
The sales selected for this analysis are compared to the subject property and appropriate adjustments for the

elements of comparison are considered. The subject is an attached 3,612 sf mixed use building located ona 2,519
sfsite. Sales of similar sites the same size as the subject were difficult to find. As such, the appraiser utilized sales
of properties that were not in the immediate vicinity of the subject This was deemed necessary and unavoidable.
Adjustments will be made based on the price per square foot of improvements. Typically larger improvements
would sell at a lower price per square foot than smaller improvements. The reverse is also true. Elements of
comparison analysed in this valuation include real property rights conveyed, financing terms, conditions of sale,
market conditions, location, physical characteristics, improvements size, economic characteristics and use/zoning
considerations.
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Sale 1
337 Midland Ave, Midland

Sold Date: 01/19/2024
Purchase Price: $380,000
PIN: 584700035
Site Size: 6,775 st
DOM: 217
Improvements. 1,605 sf
Price/SF: $237

Remarks: This is the sale of a two storey improvement located in Midland. It was a detached improvement that was
zoned for either commercial or residential use. The improvements appeared to be in similar condition to the subject.
The site provide for a large parking lot area at the rear and provided parking for 10 cars.
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Sale 2
555 Bay St, Midland

Sold Date: 01/10/2025

Purchase Price: $420,000

PIN: 584650057

Site Size: 5,350 sf

DOM: m

Improvements: 3,400 sf

Price/SF: $124

Remarks: This is the sale of a semi attached building in downtown Midland. The location was considered to

be inferior than the subject. The main floor consisted of retail space with one apartment on the second floor. The
condition appeared to be inferior than the subject. The site size was 5,350 sf and parking was provided for 6 cars.
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ele 3
297 King St, Midland

Sold Date: 11/01/2024

Purchase Price: $445,000

PIN: 584670144

Site Size: 3,200 sf

DOM: 11

Improvements: 1,676 st

Price/SE: $266

Remarks: This is the sale of a commercial building that was a single storey and totalled 2,570 sf of retail

space. The property was located along the same street as the subject. The site size was 3,200 sf and provided for 7
parking spaccs. The condition was considered to be superior than the subject.
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Sale 4
292 King St, Midland

Sold Date: 10/18/2024

Purchase Price: $450,000

PIN: 584640072

Site Size: 2,480 sf

DOM: 30

Improvements: 2,047 st

Price/SF: $220

Remarks: This is the sale of a mixed use building a retail space on the main floor and a two bedroom apartment

above, The site size was 2,480 sf and provided for 6 parking spaces. The condition of the improvements was

considered to be superior than the subject.
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Sale 5
356 Eighth St, Midland

Sold Date: 02/02/2024

Purchase Price: $£685,000

PIN: 584570090

Site Size: 7,075 sf

DOM: 238

Improvements: 1,352 sf

Price/SF: $507

Remarks: This is the sale of a single storey building that was detached and consisted of a restaurant. The

location was considered to be inferior than the subject location. The site size was 7,075 sf and included a parking
lot for 10 cars. The condition was considered to be similar to the subject.
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“Sade 7

Sold Date: 10/31/2023

Purchase Price: $900,000

PIN: 584640070

Site Size: 3,592 sf

DOM: 75

Improvements: 5,860 sf

Price/SF: $154

Remarks: This is the sale of a mixed use building located on the same street as the subject. The building

consisted of 7 total units with five commercial units and two residential apartments that were each two bedroom
units. The site provided for 2 parking spaces. The condition was considered to be similar to the subject condition.
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Analysis of Comparable Sales

As no 2 properties arc completely similar, adjustments must be made to compensate for differences between the
comparable propertics and the subject property. There were not mamny properties in the immediate vicinity of the
subject that were similar to the subject in size and that were similar in utility. Thus, the appraiser expanded the
search to include propertics that had site sizes that different than the subject, improvements that were different and
in different locations. This was deemed necessary and unavoidable. The comparable sales ranged from $380,000
to $900,000 and the price per square foot ranged from $124/sf - $507/st

Sale Date:

In a changing market, it may be nceessary to adjust sale prices to reflect the time difference between the sale date
of a comparable and the date of valuation. The demand for similar properties in the area has remained stable over
the last few months. Due to some interest rate cuts it does appear that the market is superior to sales that occurred
at the end of 2023 and thus sale #6 necded an upward adjustment.

Property Rights Conveyed:
In the sales analysis, it is important the pertinent property rights of the comparable sales are similar to the subject
property. No adjustments were deemed necessary.

Financing Terms:

Due to differing financial arrangements, the sale price of differing properties may be different. More favourable
financing may include a Vendor Take Back Mortgage and a lower rate the current market rate. This situation may
result in a positive influence on the sale price. Conversely, a higher VTB interest rate may also affect the sale price.
No adjustiments were necessary.

Conditions of Sale:

The motivations of the purchaser and vendor may affect the sale price and adjustments for these types of sales are
necessary as in some cases, these motivations may affect the sale price. For example, a property that is under power
of sale may require a certain sense of urgency on the part of the seller/lender, causing a lower sale price than
otherwise would be attained if the property had adequate marketing time on the real estate market. Other instances
include land assembly whereby the purchaser has a need to pay a higher price in order to acquire a certain piece of
property. No adjustments were necessary.

Location:

An adjustment for Iocation may be needed when the location characteristics of a comparable property is different
from the subject property. The subject property was located in a good location within Midland as it was in the heart
of downtown. Sales #1, #2, and #5 were all in inferior locations and thus they all needed upward adjustments.

Improvements

The subject’s improvements totalled 3,612 sf. Sales #1, #3, #4, and #5 were all of improvements that were smaller
in size than the subject with sale #6 being the sale of an improvement that was larger in size than the subject.
Adjustments were made accordingly.

The subject’s improvements were in average condition overall. Sale #2 was in inferior condition with sales #3 and
#4 being in superior condition. Adjustments were made accordingly.

The subject improvement was an attached improvement and sales #1, and #5 were of detached improvements. These
sales needed downward adjustinents.
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S:te/Parkmg """""
The subject site was 2,519 sf and provided for two parking spaces. All the comparable sales with the exception of
sale #6 had a superior site size/parking combination and thus sales #1-#5 needed downward adjustments.

Conclusion:

The comparable sales have been adjusted for all known differences between them and the subject property and
suggest a range of $124/sf to $507/sf. Sale #5 was the sale of a site that was much larger than the subject site with
superior parking and it was a much smaller improvement. This sale sets the upper end of the range and also appears
to be an outlier. Sales #2 was the sale of a property in an inferior location than the subject, and it was in inferior
condition. This sale sets the low end of the range. Sales #3, #4, and #6 were all located on the same street as the
subject and most similar to the subject and thus were considered to be the best indicators of valuc for the subject.
Sale #3 was the sale of a property that had a superior site size/parking, it was a smaller improvement and it was in
superior condition, Overall this sale nceded a downward adjustment. Sale #4 was the salc of a property that was
also in superior condition than the subject, it was a smaller improvement and it had a superior site/parking. This
sale also needed an overall downward adjustment. Sale #6 was the sale of an improvement that was in similar
condition to the subject overall, it had similar parking to the subject but it was a dated sale and it was a larger
improvement. This sale warranted an overall upward adjustment.

In this regard, with consideration given to the assumptions and limiting conditions contained herein, it is felt that
the subject, should reasonably achieve a price per square foot of $185/sf with sales #3, and #4 being the best
indicators of bracketing the subject on the higher end and sale #6 being a good indicator and bracketing the subject
on the lower end. When applied to the subject’s 5,860 sf this results in a value of B (rounded).

The final value estimate by the Direct Market Comparison Approach, as of the effective date of this appraisal is
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RECONCILIATION AND FINAL ESTIMATE OF VALUE

Between the various approaches, the following cstimated market values were concluded:

Direct Comparison Approach
Income Approach — Direct Capitafization [
Cost Approach Not Developed

Each of the valuation methods has a varying degree of applicability with respect to the subject building. In the
case of the Cost Approach, the determination of physical and functional depreciation is difficult and thus this
approach is somewhat less reliable and therefore has not been developed. Further, while investors are generally
aware of replacement cost, they place little reliance on the fully developed Cost Approach when determining a
value for acquisition purposes.

The Direct Comparison Approach produced 6 sales of commercial properties with varying degrees of
comparability to the subject. The range of prices is most heavily influenced by location, building and lot size,
condition and quality of the improvements, use, and the prevailing market conditions at the time of sale. This
approach was not considered to be a good indicator of value for the subject as the subject had a longer term
tenant in place on the main floor. This approach would be more commonly used or properties that were being
purchased by end users to be owner occupied.

The Income Approach using a form of the Direct Capitalization was also analyzed. The property consisted of
2 residential units and one commercial unit. The commercial unit was occupied by a tenant that had a longer
term lease in place. Thus this approach was heavily weighted as part of the final estimate of value as it would
be typical for investors looking to generate rental income to analyze the income for the subject property.

Based on the aforementioned it is the Income Approach that was given the most weight as part of the final
estimate of value, The Direct Market Comparison Approach was also developed and given less weight but is

still considered to strongly support the Income Approach,

Thus, the final estimate of value as of the effective date of this appraisal is:
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

SUBJECT : 268 King St, Town of Midland
REAL PROPERTY INTEREST  : Leased Fee Interest
EFFECTIVE DATE : May 12, 2025

AT THE REQUEST OF OUR CLIENT, I HAVE INSPECTED THE PROPERTY DESCRIBED IN
THIS REPORT AND CONSIDERED ANY RELEVANT MATTERS WITH RESPECT TO FORMING
AN OPINION OF MARKET VALUE OF THE PROPERTY, IN ORDER TO ASSIST WITH
DETERMING A CURRENT MARKET VALUE FOR THE SUBJECT PROPERTY. THE
AUTHORIZED USE IS TO ASSIST ALBERT GELMAN INC. AND THE ONTARIO SUPERIOR
COURT OF JUSTICE WITH A RECEIVERSHIP PROCESS ON THE SUBJECT PROPERTY AND
FOR THE ONTARIO SUPERIOR COURT OF JUSTICE TO RELY ON WHEN MAKING A
DETERMINATION AS TO WHETHER TO APPROVE A SALE TRANSACTION. VOID IF USED
FOR ANY OTHER PURPOSE. ACCEPTANCE OF THIS REPORT BINDS THE FOLLOWING
CONDITIONS.

The certification that appears in this report is subject to compliance with the Personal Information and
Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal
Practice (“CUSPAP”) and the following conditions:

1. This report is prepared only for the authorized users specifically identified in this report and only for the specific use
identified herein. No other person may rely on this report or any part of this report without first obtaining consent
from the client and written authorization from the authors. Liability is expressly denied to any other person and,
accordingly, no responsibility is accepted for any damage suffered by any other person as a result of decisions made
or actions taken based on this report. Liability is expressly denied for any unauthorized user or for anyone who uses
this report for any use not specifically identified in this repost. Payment of the appraisal fee has no effect on liability.
Reliance on this report without authorization or for an unauthorized use is unreasonable.

2. Because market conditions, including economic, social and political factors, may change rapidly and, on occasion,
without warning, this report cannot be relied upon as of any date other than the effective date specified in this report
unless specifically authorized by the author(s).

3. The author will not be responsible for matters of a legal nature that affect either the property being appraised or the
title to it. The property is appraised on the basis of it being under responsible ownership. No registry office search has
been performed and the author assumes that the title is good and marketable and free and clear of all encumbrances.
Matters of a legal nature, including confirming who holds legal title to the appraised property or any portion of the
appraised property, are outside the scope of work and expertise of the appraiser. Any information regarding the identity
of a property’s owner or identifying the property owned by the listed client and/or applicant provided by the appraiser
is for informational purposes only and any reliance on such information is unreasonable. Any information provided by
the appraiser does not constitute any title confirmation. Any information provided does not negate the need to retain a
real estate lawyer, surveyor or other appropriate experts to verify matters of ownership and/or title,

4. Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work and expertise

of the appraiser. Any information provided by the appraiser is for informational purposes only and any reliance is
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unreasonable. Any information provided by the appraiser does not negate the need to retain an appropriately qualified
professional to determine government regulation compliance.

No survey of the property has been made. Any sketch in this report shows approximate dimensions and is included
only to assist the reader of this report in visualizing the property. It is unreasonable to rely on this report as an
alternative to a survey, and an accredited surveyor ought to be retained for such matters.

This report is completed on the basis that testimony or appearance in coutt concerning this report is not required unless
specific arrangements to do so have been made beforehand. Such arrangements will include, but not necessarily be
limited to: adequate time to review the report and related data, and the provision of apprepriate compensation.

Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions (including,
but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, etc.) offon the subject
property or offon a neighbouring property that could affect the value of the subject property. It has been assumed that
there are no such conditions. Any such conditions that were visibly apparent at the time of inspection or that became
apparent during the normal research involved in completing the report have been noted in the report. This report
should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond
the scope of this report and/or the qualifications of the author. The author makes no guarantees or warranties, express
or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or
for any engineering or {esting that might be required to discover whether such conditions exist. The bearing capacity
of the soil is assumed to be adequate.

The author is not quatified to comment on detrimental environmental, chemical or biological conditions that may affect
the market value of the property appraised, inctuding but not limited to pollution or contamination of land, buildings,
water, groundwater or air which may include but are not limited to moulds and mildews or the conditions that may
give rise to either, Any such conditions that were visibly apparent at the time of inspection or that became apparent
during the normal research involved in completing the report have been noted in the report, [t is an assumption of this
report that the property complies with all regulatory requirernents concerning environmental, chemical and biological
matters, and it is assumed that the property is free of any detrimental environmental, chemical legal and biolegical
conditions that may affect the market value of the property appraised. 1f a party relying on this report requires
information about or an assessment of detrimental environmental, chernical or biological conditions that may impact
the value conchusion herein, that party is advised to retain an expert qualified in such matters. The authar expressly
denies any legal liability related to the effect of detrimental environmental, chemical or biological matters on the
market value of the property.

The analyses set out in this report relied on written and verbal information obtained from a variety of sources the author
considered reliable. Unless otherwise stated herein, the author did not verify client-supplied information, which the
author believed to be correct.

The term “inspection” refers to observation only as defined by CUSPAP and reporting of the general material finishing
and conditions observed for the purposes of a standard appraisal inspection, The inspection scope of work includes
the identification of marketable characteristics/amenities offered for comparison and valuation purposes only.

The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining
to be completed in a good and workmanlike manner. Further inspection may be required to confirm completion of

such work. The author has not confirmed that all mandatory building inspections have been completed to date, nor
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has the availability/issuance of an occupancy permit been confirmed. The author has not evaluated the quality of
construction, workmanship or materials. It should be clearly understood that this visual inspection does not imply
compliance with any building code requirements as this is beyond the professional expertise of the author,

The contents of this repott are confidential and will not be disclosed by the author to any party except as provided for
by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified judicial or quasi-
judicial body, The author acknowledges that the information collected herein is personal and confidential and shall
not use or disclose the contents of this report except as provided for in the provisions of the CUSPAP and in accordance
with the author’s privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality
and privacy of any personal information contained herein and shall comply in all material respects with the contents
of the author's privacy policy and in accordance with the PIPEDA.

The author has agreed to enter into the assignment as requested by the client named in this report for the use specified
by the client, which is stated in this report. The client has agreed that the performance of this report and the format
are appropriate for the authorized use.

This report, its content and all attachments/addendums and their content are the property of the author, The client,
authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission 13 expressly or
implicitly granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database
scrape, exploit, reproduce, decompile, reassemble or participate in any other activity intended to separate, collect,
store, reorganize, scan, copy, manipulate electronically, digitally, manually or by any other means whatsoever this
appraisal report, addendum, all attachments and the data contained within for any commercial, or other, use.

If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock
the appraisal file. Due to the possibility of digital modification, only originally signed reports and those reports sent
directly by the author can be reasonably relied upon.

This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members in good
standing. Use by any other persen is a violation of AIC copyright.

Where the authorized use of this report is for financing or mortgage lending or mortgage insurance, it is a condition of
reliance on this report that the authorized user has or will conduct lending, underwriting and insurance underwriting
and rigorous due diligence in accordance with the standards of a reasonable and prudent lender or insurer, including
but not limited to ensuring the borrower’s demonstrated willingness and capacity to service his/her debt obligations
on a timely basis, and to conduct loan underwriting or insuring due diligence similar to the standards set out by the
Office of the Superintendent of Financial Institutions (OSFI), even when not otherwise required by law. Liability is
expressly denied to those that do not meet this condition. Any reliance on this report without satisfaction of this
condition is unreasonable.

The appraiser measured the subject property and also relied on measurements from MPAC. It is assumed that these
measurements are accurate and will be utilized in the report.

The appraiser was provided with income and expense information for the property that is assumed to be accurate and

it was relied upon in this report.
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CERTIFICATION
AUTHORIZED USER - Albert Gelman Inc. and the Ontario Superior Court of Justice
SUBJECT PROPERTY : 268 King St, Midland
INSPECTION DATE : May 12, 2025
I certify that, to the best of my knowledge and belief:
S The statements of fact contained in this report are true and correct, and T have considered all factors believed to
affect the value of the property.
» The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and is my personal, impartial, and unbiased professional analyses, opinions, and conclusions.
> 1 have no present or prospective interest in the property that is the subject of this repott, and no personal interest
with respect to the parties involved.
» 1 have no bias with respect to the properties that are the subject of this report or to the parties involved with this
assignment.
» My compensation is not contingent upon any action or event resulting from the analyses, opinions, or conclusions
in or the use of the repoxt.
» My analyses, opinions, and conclusions were developed, and this report has been prepared in conformity with the
CUSPAP.
» 1 have the knowledge and experience to complete the assignment competently.
$ 1, Tracey Smith, have reviewed the report.
¥ Jonathan Knell, candidate appraiser, inspected the subject property
% 1, Yehuda Belzberg have completed the report
» No one else provided significant professional assistance to the persons sighing this report.
» The Appraisal Institute of Canada has a Mandatory Recertification Program for designated members. As of'the

date of this report, we have fulfilled the requirements of the program.

The final estimate of the current market value, as at the effective date of the appraisal date is: May 12, 2025.

July 4, 2025
Yehuda Belzberg, Candidate Appraiser Date

July 4, 2025
Tracey Smith, BA, AACI, P. App. Date
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TL SMITH APPRAISALS

tismithi218614vahoo.com
Tracey Smith, P.App: AACT  +1 416-220-1842
COMPREHENSIVE UPDATED APPRAISAL
OF A
COMMERCIAL PROPERTY

LOCATED AT

268 KING ST
TOWN OF MIDLAND,
PROVINCE OF ONTARIO

AUTHORIZED USER

ALBERT GELMAN INC. AND THE ONTARIO SUPERIOR COURT OF JUSTICE

EFFECTIVE DATE

FEBRUARY 6, 2026
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PART 1: LETTER OF TRANSMITTAL

TL SMITH APPRAISALS

tlsmith1218617yahoo,com
Tracev Smith, P.App:; AACT +1 416-220-1842

February 9, 2026

Authorized User: Albert Gelman Inc. and the Ontario Superior Court of Justice
Address Of Property: 268 King St, Midland

Authorized Client: Mzx. Chris Rowe

Market Value:

Dear Mr. Rowe

RE: Valuation of a commercial building located at 268 King St, Town of Midland

At the request of our client, ] am forwarding the enclosed Comprehensive Updated Appraisal Report which
comprises my valuation of the above described property. The purposc of this report is to estimate the current market
value of the subject property. The property rights appraised are those of the Leased Fee interest, and the effective
date of my valuation is February 6, 2026. The date of my inspection was May 12, 2025. The purpose is to estimate
the current market value of the subject property and the authorized use of the appraisal is to assist with setting a
sale price on the subject property as part of a receivership process and for the Ontario Superior Court of Justice to
rely on when making a determination as to whether to approve a sale transaction. Void if used for any other purpose.

No person or party other than the authorized user specifically identified herein can rely on this report without first
obtaining written authorization from the author of this report. Such authorization is at the discretion of the author
and may only be issued with permission from the client of this report. The report is prepared in accordance with the
Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). This letter must be read together with
the below-referenced report, with authorized signatures and attachments including all assumptions, limiting
conditions and extraordinary items.

Albert Gelman Inc. and the Ontario Superior Court of Justice agrees that any reliance by same on the above-
referenced report, is conditional on 4lbert Gelman Inc. and the Ontario Superior Cowrt of Justice agreeing to be
bound by all assumptions, limiting conditions and extraordinary items included in the above-referenced report and
this reliance letter.

The site is located at 268 King St, Town of Midland and is improved with a 3,612 sf, 2 storey commercial building
that consisted of one commercial unit on the ground floor and two residential units above.

The following appraisal report contains my estimate of market value of the above described property. In my opinion,
the estimated current market value of the subject property cffective date February 6, 2026 is:
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The following report contains the data, analysis and conclusions supporting the valuation. I trust you will find this
report satisfactory and that it fulfills its intended purpose.

Respectfully submitted,

Tracey Smith, BA, AACI, P. App. Yehuda Belzberg Candidate Appraiser
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Photo'g'r'ai)'lis of the Subject
Commercial/Retail Area
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Phot'(')'grébl'is of the Subject
Storage Closet & Office
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Photographs of the Subject

Basement

Basement
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Photographs of the Subject
Basement & Rear Door
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N Photographs of the Sub] ect
2" Floor Stairs
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| Photdgraphs of the Subject
2" Floor Apartment Bedroom and Hallway

Washreoms
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'Photographs of the Subject
Washrooms

268 KING ST, MIDLAND TL SMITH APPRAISALS



Page {13

Photcgfﬁpﬁé of the Subject
2™ Floor Apartment Haliway & Rear Door
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Photogeaphs of the Subject
Washroom & Bedroom

& Bedroom
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LOCATION OF PROPERTY:

LEGAL DESCRIPTION:

PIN:

REGISTERED OWNERS:

DATE OF INSPECTION:

EFFECTIVE DATE OF APPRAISAL:
SUBJECT SITE DIMENSIONS AREA:
IMPROVEMENTS:

PURPOSE OF THE APPRAISAL:

AUTHORIZED USE OF APPRAISAL:

PROPERTY RIGHTS APPRAISED:
TOWN OF MIDLAND ZONING:
HIGHEST AND BEST USE:
VALUATION

Direct Comparison Approach
Income Approach — Direct Capitalization
Final Estimate of Value

268 King St, Town of Midland, Province of Ontario

Pt Lt 10 W/S King St P1 306 Being Pt 1 51r7131 Town Of
Midland

584650122

2416946 Ontario Ltd.

May 12, 2025

February 6, 2026

24° x Trr’, Total Area: 2,519 sf. See acrial view for details.
3,612 sf 2 storey cormmercial building

To estimate the current market value of the subject property as of
the effective date of this appraisal.

To assist with setting a sale price on the subject property as part
of a receivership process and for the Ontario Superior Court of
Justice to rely on when making a determination as to whether to

approve a sale transaction Void if used for any other purpose.
Leased Fee interest

DC: Downtown Core

Current Use
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PURPOSE OF THE APPRAISAL

Report Format
The Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) necessitates that an appraisal report

be identificd as one of the following types of reports:

Current — Refers to an appraisal where the effective date of the report is simultaneous with the date the report was
prepared or inspected, where market conditions have not changed materially between the dates.

Retrospective — Refers to an appraisal where the effective date of the report precedes the inspection date or the
date the report was prepared and whereby market conditions may be materially different in the time frame between
these dates. In this type of appraisal the “rctrospective” value is based on market conditions, perceptions and
perspective that existed as of the effective date.

Prospective — Refers to an appraisal where the effective date of the report is after the inspection date or the date
the report was prepared. In this type of appraisal the “prospective” value opinion is intended to reflect the
projected market conditions to a future effective date.

Up-Date — Refers to an appraisal where the subject was previously appraised and has not undergone significant
changes and/or the time between the effective date of the original appraisal and the up-date is not unreasonably
long. Itis an extension of a previously completed appraisal, updated to the effective date of the report and is
intended for readers familiar with the original report of the subject property.

CUSPAP necessitates that an appraisal report be identified as one of the following types of reports which depends
on the needs of the users and appraisers:

Comprehensive — comprehensive and detailed
Congcise — concise and briefly desciiptive
Form — a standard format combining check off boxes and short narrative comments.

The basic distinguishing difference between cach different type of report is the level of detail of presentation.

Classification of the Appraisal

This is a Comprehensive Updated Appraisal Report which is Current Valuation intended to comply with the
reporting requirements set forth by CUSPAP. As such, it presents a detailed discussion of the date, reasoning, and
analyses that were used in the appraisal process to develop the appraiser’s opinion of value. The depth of discussion
contained in this report is specific to the needs of the client and for the authorized use stated below. The appraiser
is not responsible for unauthorized use of the report.
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Purpose of the Hﬁbi;aisal

The purpose of this appraisal is to estimate the current market value of a 3,612 sf, 2 storey commercial building
situated on a 2,519 sf irregular shaped site, as of February 6, 2026.

Aunthorized Use of the Appraisal
The authorized use of the appraisal is to assist with setting a sale price on the subject property as part of a

receivership process and for the Ontario Superior Court of Justice to rely on when making a determination as to
whether to approve a sale transaction. Void if used for any other purpose.

Extraordinairy Assumptions

An extraordinary assumption refers to any hypothesis - either fictitious or unconfirmed - which, if not true, could

alter the appraiser’s opinions or conclusions.

The appraiser measured the subject property and also relied on measurements from MPAC. Itis assumed that these
measurements are accurate and will be utilized in the report.

The appraiser was provided with income and expense information for the property that is assumed to be accurate
and it was relied upon in this report.

The appraiser inspected the property in May 12 2025, The appraiser was asked to provide an updated appraisal as
of February 6, 2026. As per the client, the condition of the subject improvement was similar as of the effective date
of this appraisal to the date of inspection. This is assumed to be accurate and if found to be inaccurate, the value

contained herein is void.

If any of these assumptions are found to be inaccurate or incorrect then the value contained herein is subject to
change and/or be VOID.
There are no other extraordinary assumptions to the conclusions of this report.

Extraordinary Limiting Conditions

Extraordinary limiting condition refers to the necessary modification or exclusion of any Appraisal Standard Rule
that is outlined in the Standards of Professional Appraisal Practice of the Appraisal Institute of Canada.

There are no extraordinary limiting conditions to the conclusions of this report.

Description of the Subject Property

The subject consists of a 2 storey improvement with one commercial unit on the ground floor and two residential
units above. The total above grade size of the subject improvement is 3,612 sf.

Effective Date
The cffective date of this appraisal is February 6, 2026.

268 KING 8T, MIDLAND TL SMITH APPRAISALS
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'Lef:al Desci'ibtion
Pt Lt 10 W/S King St P1306 Being Pt 1 51r7131 Town Of Midland.

Property Rights Appraised
The property rights appraised are those of the Leased Fee Interest, in the real estate comprising the property.

History of the Subject

Address: 268 King St, Town of Midland, Province of Ontario
Pin No: 584630122

Consideration on Record: $252,249

Registration Date: 01/20/2015

Owner: 2416946 Ontario Ltd.

A search of TREB MLS indicates that the subject property has been listed for sale a number of times in the last 36
months, Below is a summary of all the listings found on MLS:

1O/17/2005 Price Changed 668000 4265 Sz299230 e L
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8/11/2024 Price Changed §B9U.000 323 SR304Z02 Propix
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. . £5 ming 3 Exptain mawh

2672 5 : 0 6535 810439367 ProoTx:
425/2024 Listed for Sale $030900 ER35% i N {k:pifsr; X

As can be seen it appears that subject property was listed for sale initially on 04/26/2024 for $929,900. The price
then appeared to change a number of times and the listings expired with the property then being relisted for sale.
As of the cffective date of this appraisal it appeared that the subject was being actively marketed for sale for
$669,000. No other listings were found on TREB/MLS for the subject property in the last 36 months.

As per Geowarehouse the subject property was last registered on 01/20/2015 for a consideration of $252,249. The
appraiser has had dealings with the subject property in the last 60 months.

Property Assessment _
The subject property is assessed for 2025 municipal taxes as follows:

Address: 268 King St, Town of Midland, Provinee of Ontario
Assessed Value: $271,000
Realty Taxes 2025; ~$6,000 (as recent MLS listing)

Definition of Market Value

Market value, as defined by the Appraisal Institute of Canada, and as used in this Report is:

"The most probable price in terms of money at which a property should bring in a competitive and open

market under all conditions requisite for a fair sale, the buyer and seller each acting prudently and
knowledgeably and assuming the price is not affected by any undue stimuli,

Implicit in this definition are the consummation of a sale as of a specific date and the passage of title from seller fo

buyer under conditions whereby:

1. Buyer and seller are ypically motivated.

2. Both parties are well informed or well advised, and are acting in what they consider their best
inferest.

3. A reasonable time is allowed for exposure in the open market.

4. Payment is made in terms of cash and Canadian dollars or in terms of financial arrangements

comparable thereto, and

3. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sale concessions granted by anyone associated with the sale."

268 KING ST, MIDLAND TL SMITH APPRAISALS
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Scope of the Assifﬁﬁ:'e'rit' -

The scope of this report outlines our framework for the assignment,

An exterior and interior inspection of the property was completed on February 6, 2026,

A Town of Midland’s Official Plan and Zoning By-Law designations were all revicwed. ‘
The Comparable Sales and the subject properties boundaries and arcas are based on TREB MLS, Costar
and Geowarehouse records.

Analysis of the highest and best use of the subject property was completed having regard to the land use
controls. 1 have relied on discussions with municipal planning personnel and our own experience.

The Direct Market Comparison and Income Approach was used to estimate the current market value of the
subject.

Sales data was extracted from the Toronto Real Estate Board, the Mississauga Real Estate Board, Real
Track, Costar and Land Registry. The comparable sales were all inspected and an analysis of the sales was
completed.

Market research consisted of analyzing sales of comparable properties in the general vicinity of the subject
property which took place over the past three years.

My valuation and conclusions are subject to the accuracy of the information readily available.

268 KING ST, MIDILAND TL SMITH APPRAISALS
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LOCATION & MARKET OVERVIEW
MARKET OVERVIEW:

The Bank of Canada on January 28" 2026, held its target for the overight rate at 2.25%, with the Bank Rate at
2.5% and the deposit rate at 2.20%.

The outlook for the global and Canadian economies is little changed relative to the projection in the
October Monetary Policy Report (MPR). However, the outlook is vulnerable to unpredictable US trade policies and
geopolitical risks.

Economic growth in the United States continues to outpace expectations and is projected to remain solid, driven by
Al-related investment and consumer spending. Tariffs are pushing up US inflation, although their effect is expected
to fade gradually later this year. In the euro area, growth has been supported by activity in service sectors and will
get additional support from fiscal policy. China’s GDP growth is expected to slow gradually, as weakening domestic
demand offsets strength in exports. Overall, the Bank expects global growth to average about 3% over the projection
horizon.

Global financial conditions have remained accommodative overall. Recent weakness in the US dollar has pushed
the Canadian dollar above 72 cents, roughly where it had been since the October MPR. Oil prices have been
fluctuating in response to geopolitical events and, going forward, are assumed to be slightly below the levels in the
October report.

US trade restrictions and uncertainty continue to disrupt growth in Canada. After a strong third quarter, GDP growth
in the fourth quarter likely stalled. Exports continue to be buffeted by US tariffs, while domestic demand appears
to be picking up. mployment has risen in recent months. Still, the unemployment rate remains elevated at 6.8%
and relatively few businesses say they plan to hire more workers.

Econotnic growth is projected to be modest in the near term as population growth slows and Canada adjusts to US
protectionism. In the projection, consumer spending holds up and business investment strengthens gradually, with
fiscal policy providing some support. The Bank projects growth of 1.1% in 2026 and 1.5% in 2027, broadly in line
with the October projection. A key source of uncertainty is the upcoming review of the Canada-US-Mexico
Agreement.

CP1 inflation picked up in December to 2.4%, boosted by base-year effects linked to last winter’s GST/HST holiday.
Excluding the effect of changes in taxes, inflation has been slowing since September. The Bank’s preferred
measures of core inflation have eased from 3% in October to around 2'4% in December. Inflation was 2.1% in 2025
and the Bank expects inflation to stay close to the 2% target over the projection period, with trade-related cost
pressures offset by excess supply.

Monetary policy is focused on keeping inflation close to the 2% target while helping the economy through this
period of structural adjustment. Governing Council judges the current policy rate remains appropriate, conditional
on the economy evolving broadly in line with the outlook we published today. However, uncertainty is heightened

268 KING 8T, MIDLAND TL SMITH APPRAISALS



Page |27

and we are iﬁéﬁﬂoring risks closelylf the outlook cha.fl'g',es, we are prép'éred torespond The Bank is committed to
ensuring that Canadians continue to have confidence in price stability through this period of global upheaval.

Employment Trends:

Employment was little changed (+8,200; 0.0%}) in December. This followed three consecutive monthly increases
in September, October and November (totalling 181,000; +0.9%). The employment rate—the percentage of the
population aged 15 years and older who are employed—held stcady at 60.9% in December.

Full-time employment rose by 50,000 (+0.3%) in December while part-time employment fell by 42,000 (-1.1%).
The decline in part-time work in the month partially offsets a cumulative gain of 148,000 (+3.9%) in October and
November. Over the 12 months to December 2025, part-time employment rose at a faster pace (+2.6%; +99,000)
than full-time employment (+0.7%,; +128,000).

In December, there was little change in the number of private and public scctor employees, as well as in the number
of selt-employed worlkers.
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Unemployment Trends December 2025

Monthly Housing Market Report:

Ottawa, ON January 15, 2026 — The number of home sales recorded over Canadian MLS® Systems declined
2.7% on a month -over-month basis in December 2025. (Chart A)

On an annual basis, transactions totatted 470,314 units in 2025, a decrease of 1.9% from 2024. The year was
characterized by a tariff -induced flight of buyers back to the sidelines in the first quarter, followed by a decent sales
rally mid -year, and a bit of a stall to finish off 2025.

“There doesn’t appear to have been much rhyme or reason to the month - over-month decline in home sales in
December, which was simply the result of coincident but seemingly unrelated slowdowns in Vancouver, Calgary,
Edmonton, and Montreal,” said Shaun Cathcart, CREA’s Senior Economist. “For that reason, it would be prudent
for market observers to resist the temptation to trace a line from the end of 2025 into 2026, Rather, we continue to
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'é')'(pect sales to move higher agéﬁh as wegct closer to thesprmg, lejommgthc ntip'\'#ard trend that was observed
throughout the spring, summer, and early fall of last year.”

December Highlights:

- National home sales declined 2.7% month -over-month.

- Actual (not seascnally adjusted) monthly activity came in 4.5% below December 2024.

- The number of newly listed properties dropped 2% on a month -over-month basis .

- The MLS® Home Price Index (HPI) dipped 0.3% month-over-month and was down 4% on a year-over-
year basis.

- The actval {not seasonally adjusted) national average sale price was virtually unchanged ( -0.1%) on a year-
over-year basis.
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New supply declined by 2% on a month -over-month basis in December, marking a fourth straight monthly drop.
Combined with a slightly larger decrease in sales activity in December, the sales -to-new listings ratio eased to
52.3% compared to 52.7% in November. This remains close to the long-term average national sales-to-new listings
ratio of 54.9%. Readings roughly between 45% and 65% are generally consistent with balanced housing market
conditions.

There were 133,495 properties listed for sale on all Canadian MLS® Systems at the end of December 2025, up
7.4% from a year earlier but 9.9% below the long -term average for that time of year. Inventories have been falling
since May 2025 owing to the mid -year rally in demand, meaning active listings could be back posting year-over-
year declines around the time this year’s spring market gets going.

“While we remain in the quiet time of year for a little while longer, the spring market is now just around the corner,
and it is expected to benefit from four years of pent -up demand, and interest rates that at this point are about as
good as they are going to get,” said Valérie Paquin, CREA Chair. “Barring any further major uncertainty -causing
events, that means we should see a more active market this year. You can get a jump on your 2026 housing plans
by contacting a local REALTOR ®.”
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There were 4.5 months of -inventory on a national basis at the end of December 2025, 'up' sﬁghtiy from 4.4 months
where the measure had been since August. The long -term average for this measure of market balance is five months
of inventory. Based on the measure of one standard deviation above and below that long -term average, a seller’s
market would be below 3.6 months, and a buyer’s market would be above 6.4 months.

The National Composite MLS ® Home Price Index (HPI) fell by 0.3% between November and December 2025. It
was similar to the dip recorded in November and could reflect some sellers making price concessions in order to
sell properties before the end of the year. Most overall price softening in December came from markets in Ontario’s
Greater Golden Horseshoe region.

The non-seasonally adjusted National Composite MLS ® HPI was down 4% compared to December 2024. {Chart
B)

Under the surface, year -over-year declines are larger for condo apartments and townhomes, and smaller for one -
and two-storey detached homes.
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The non-seasonally adjusted national average home price was $673,335 in December 2025, virtually unchanged (-
0.1%) from December 2024.

Cap Rate & Investment Trends: 04, 2025:

Real estate investment activity turned notably stronger in late 2025 as investor confidence and appetites
grew, particularly for office amid a considerable rebound in sentiment. Momentum is being driven by a
broadening base of active purchaser groups and supported by robust debt liquidity. Major pending M&A
deals further signal conviction in the market. While geopolitical tensions and macro uncertainty persists,
these highlight Canada’s qualitics of safety, stability and predictability, which bodes well for real estate
in 2026. — Overall cap rates continued to edge lower, with the national average of all properties yield
compressing 3 bps to 6.63% in Q4 2025. Cap rates were lower across every asset class led by seniors
housing and downtown office while multifamily yields were slightly higher. — Following three
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annual decrease of 5 bps in 2025. As cap rates have largely held steady over the last few quarters, volatility
in the Canada 10-ycar bond yield has been the main reason for changes in real estate spreads, which
tightened to 320 bps in Q4 2025,
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CBRE/Colliers Cup Ruate Report Q4 2025 Toronto

Midland
Midland, Ont, was incorporated as a town in 1890. The Town of Midland is located on Midland Bay, an inlet of
Georgian Bay. It is about 145 km by road north of Toronto.

The area was part of Huronia before the arrival of Europeans, and Sainte-Marie Among the Hurons (just outside
present-day Midland) was the first European settlement to be established inland from the St Lawrence Valley.
Constructed by Jesuit missionaries in 1639, Sainte-Marie was a base for missionary work among the Huron until it
was abandoned in 1649. Settlers arrived in the 1840s and it was known as Mundy's Bay, Hartley's Landing and
Aberdare.

The modern development of the town began in 1871 when it was selected as the western terminus of the Midiand
Railway from Port Hope via Beaverton. The surveyed townsite was renamed Midland City ("City" was dropped
when incorporated as a town) by the railway company in 1872. The railway (opencd in 1879) stimulated the logging
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mainstays of the economy for most of the first half of the 20th century, until the shipyards were transferred

to Collingwood.

Today, the service and trade sectors as well as light manufacturing are the basis of the economy. The Huronia
Museum and Huron-Ouendat Village recreate Huron life before the Europeans arrived. The nearby Jesuit Martyrs'
Shrine and Wye Marsh Wildlife Centre also attract hundreds of thousands of visitors every year. Midland serves as
a "waterway" to the popular Thirty Thousand Islands of Georgian Bay.

The Town of Midland has a current estimated population of 18,618. The population was recorded at 17,817 in the
2021 Canadian Census, and was previously recorded at 16,864 in the 2016 census. This is a change in population
of 953, which is an annual growth rate of 1.11%.

Midland boasts many outstanding businesses and industries, including: ELCAN Optical Technologies, General
Mills Canada, TRW Vehicle Safety Systems, Unimin Canada Limited, Saint-Gobain Technical Fabrics, ADM
Milling Co., Kindred Industries, Weber Manufacturing Ltd., NEBS Business Forms and others. This is a testament
to Midland's multi-dimensional Iabour force made up of their professional and trade skill workers.

Unemploysment rate 12.8%
% of Yotal B Mapagement 08%
Manggzment, 65 0.5% [ B < and adristrsdon 13.8%
Busingss, finance and adminisiration LU0 13.8% - &t led scienats 4.8%
Hatueal and applied sclences 370 4% @ = T82%
Health 870 % 10.5%
Frucats faw, and g B0 30.5% & 20
Art, sultuze, recreation and spart 230 a0% = 29'.2%
Sales and sarvico 2,268 29.2% £ i
Trados and bansgiort 400 184% # Hawsalresouses o 12
fepralaciusing Bt Gl 74%

Halural resourcos and agricufturg it 12%

Manufactering and utllities 57§ 74%

Midtand, ON has an unemploynmy fate of 12.8%. Regarding the mos! comaion jobs in Midland, ON, people working in $ales and service account for the largest sheie of the focat
warkforce {2,265 individuats}, loltowed by those in Trades and transpart (1,400 individuals} and Buslness, linance end administration {1,970 individuals).

Median housahotd incame $68,500
Medlan afier-tax bousehold incemea $G2,800

Tha meian housshold Incoma It Midland, OM is 389,500, whils 1he median after-tax household incoms sits at $62,800 por year.

How many houszholds are there In Midland, ON?

Homanvenrinhin

Homeownership
% of Total "
P Dwehwid Douse 65.7%
Total housahakls 7850 et s 5.7 %
. o feep et Buibeiioids 24.3%
Dwned households LALE] BB.7T
Redited housaholds 2,695 34.3%
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Taxatioh-&. CBdg
Revenue
Draw from Reserve i 150,032 =746,060 -519,15@ ~100,000: - -104,000, 519,158 -B3E%
Fets, Servite Charges, and Rentals 12,670 - - - - 0, -
fines and penalties 406,743 -387,400 147,400 -387,400 -387,600 . 0.0%
Grants & External Contbribulions -617,328] -616,400 599,600 -599,000 +599,000 - 0.0%
Interest and Investment Jrcome -1,007,438: ~ 300,080 -550,000 -550,000 -550,009 - 6.0%
Tawation 2 - A77,887  -27,098,794 <29,100,5561 30,883,198 ~ | 30,883,198] 1,782,642 6.1%
R Total 20,372,089 -29,102,594]  -31,256,0%4]  -32,519,598 - |-32,519,598] ~1,263,484] 4.0%
Expense
Safaries & Benelits 0 -200,080 + - - B
Fees Expense -B,558 - - - -
Fines and penaiiies 174 - - - - - -
Insirance 3 - M -50,000 - -50,000 -50,000] v 4.0%
Interdepariment Transfers - Corporate S48 - - 188,253 181642 . 191,642 338 £.8%
Materials & Supplles . -5 - - - - - -
Qrg ‘, tional Changes 4 21,474 700,000 300,000 - - -300,000} -100.0%
:_:::;;te;;i ;ig ing, ulforms, subscriptions, and 5 . 26,500 20,000 20,000
Rebzles [ 13,489 13,500 18000 73,000 - 22,6801 4,000  22.2%
Support to BIA 169,403 110,000 175,000 175,600 . 175,080 < 0%
Training, travel, meetings, and conferances 7 - - - - -69,000 6%,000]  -69,000]
Transfer 10 Reserve £,900,247 774,435 1,113,129 L7435 - 1117435 4,308 0,4%
Write-ffs 18,237 100,000 100,000 100,008 - 100.00¢ - 0.0%:
Expense Total 2,313,053, 1,502,433 !,H4=§,3BD| 1,606,077 -139,0001 1467007 -377,303| «20.5%
[Net Reven : 77,050,008] ~37;600,150| = -20411 734 = 30,018,521 7 ~-139,000]-31,052 6211 51,640,787 1 5:60%%

021 Artuals §3) unaudited

Sowrce: Town af Midiand website

Executive Summary

T I L T S Y P R Y R

2025 Tax Increase

There are many faclors considered when developing a budget. Decisions such as balencing the demands of a growlag
camimunity with inflationary market impacis coupled with decisions of previous Councils pose challenges for munigipalities.

As a resull, considerable lima was spent in exploring strategies lo achieve operational efficiencies, service level reduction

eplions and revanue generating initiatives required lo reduce the operating budget largets below inflation.

Breakdown of the 2025 Tax Levy Increase and impact on Tax Rate

Tax Rate impact
Tax Levy lncrease Town! Blanded®
{Decrease)
Maintain Servics Levals for Town Qperations $5097 4571 2.1%
OPP Contracied Services 85671,937F 24%
Operational Subsidy for OPP Services $(3168,2213 -1.3%
Operational Subsidy for Cther Services %{55,000) -0.2%
Rezerve Conlribotions for Asset Replacement $785563 1 2.8%
Asgsessmient Growth ${170,400) -0.6%
Subtatal $1,461,336]5.15%
New Inveslmenl and Service Recommendations $268,595 | 0.0%
Council Requesis $(55,500)| -0.2%
Agencies, Boards and Cormissions {ABC}) $150909 | 0.5%
Suslainable Capital Levy -
Tolal $1,825,340] 6.43% 5.32%

* Assumes 3,625% Increase in Town's share of Gounly levy

Source: Town af Midland website
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42% - incroase User Fees

23%, - Introduce New User Fees

Source: Town of Midland website
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-Executive Summary
“l;DIOOIQl‘_‘llg!_!!‘_‘&‘_‘!!b’?!l"i_!DI!_S“G_QQQ_!!O-
Your Taxes EEEDETE '
White iHhe Town prowdes numercus crilical services that affect your averyday in‘e. we receive a saall porlion of 16lal laxe
. pay sach year compared to ather levels of gavemment Regardiess, we stive 1o create a cemmumiy that i an attordabl
piace to live, work ahd play. o
Wa believe that every dollar you provide is an mves!mant te maka sure you enjoy ail that Midland has to affer We: da ol
best o maintain existing services, provide new serviges, and mm:mize laxes, Wa ﬁaquenﬂy fewew our s&rvices 10 ensu
- lhsy continue 1o provide value 1o our commumty -

Senrce: Town of Midland website
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The subject is located in the main downtown area of Midland. King St is one of the main commuter streets that
runs north south through the heart of Midland. The subject is located on the west side of King St W and just north
of Hugel Ave. King St consists of many other single storey, two storey, and three storey commercial properties

that were similar to the subject. Some retail locations in the arca of the subject include Scotiabank, RBC, and
Money Mait. The Midland Harbour on Georgian Bay is located just north of the subject and the North Simcoe
Sports and Recreation Centre is located south of the subject. Hwy 93 1s located west of the subject and Hwy 12 is

focated south of the subject for commuting purposes. Overall, the subject is considered to be in a desirable area

within the Town of Midland.
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DESCRIPTION OF SITE

Location
The subject property is addressed at 268 King St, Midland. The subject property is located along the west side of

King St. There are a number of other commercial buildings in the vicinity of the subject along King St that were
similar to the subject. The subject property is located in a good Jocation within the Town of Midland.

Legal Description
Pt Lt 10 W/S King St P1 306 Being Pt 1 5117131 Town Of Midland.

Site Area
The site is an interior lot which is irregular in shape with dimensions of 24’ x Irr* and a total site area of 2,519 sf.
See acrial view for details.

Parking
There is asphalt parking to the rear of the building. The site appeared to provide for two parking spaces.

Access
There are two entrances to the front on King St. One is for the main floor commercial/retail space and one is for

the 2™ level apartments

Services
Full municipal services are provided including natural gas, hydro, water, and telephone. King St is an asphalt paved
road with sanitary sewers, street lights and curbs.

Topography and Drainage
The lot appears to be flat and no drainage issues were noted.

Soil Characteristics

It is assumned that in view of the size of the structures on the surrounding properties and the subject that those soils
within the area are capable of handling reasonable heavy building loads. Based on my inspection of the subject
property, no visible contamination was noted. An environmental assessment has not been supplied or reviewed. The
appraiser did not note anything during the inspection that indicated that there was soil contamination. For the
purpose of this appraisal, we have assumed that there are not environmental problems or concerns.
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DESCRIPTION OF IMPROVEMENTS

The subject building was viewed on May 12, 2025. It is assumed to be in similar condition as of the effective date
of February 6, 2026.

The subject is located onto the west side of King Street in Midland.

The subject building is a 2-storey building which sides directly up to the neighbouring buildings to the east and
west sides. There are two entrances to the front, one for the main floor commercial/retail space and one for the 2™
level apartments. Further there is a rear metal fire escape from the 2™ floor and a rear door from the main level
and one from the basement level.

The exterior of the building is improved with a brick veneer on the rear and the front 2" floor, and the main level
front is improved with signage and metal siding. The front doors and windows are metal on the ¥ floor at the front
and a mix of metal, vinyl and wood framed throughout the 2™ floor and rear. There are window air conditioning
units visible for the 2™ floor.

The 1% floor footprint appears to be 1,806 sf and the 2" floor appears to be 1,806 sf for a total of 3,612 sf. The
measurements were taken by the appraiser using a handheld electronic measaring device.

Upon entrance to the main floor retail area the floor cover is laminate, and the walls and ceiling are drywall. The
ceiling is dropped tile with fluorescent tubular. The area is divided into a retail arca, a rear office area, storage and
staff 2-pc washroom. The ceiling height is 9 ft 4 inches approximately. The washroom is improved with ceramic
tile floor cover, toilet and premade vanity. The main floor is further improved with a ductless split,

Access to the basement is from the main floor unit. The lighting in the basement appeared to be motion activated
and the appraiser could not find a light switch, so some pictures appear darker. The electrical panels are located in
the basement. The ceiling is drywall/painted panel board. The foundation walls appear to be brick, stone and
concrete rubble foundation, The floor is bare concrete. The front of the basement has 2 electrical panels and there
is a large one at the rear. Further there 5 separate hydro meters. (Previously the 2™ floor had been improved with
4 apartments, now it is only 2). There are two water tanks. Further the basement has a toilet and laundry sink.
They appear to be attached to water and drainage, but it could not be confirmed if they are working. The bascment
does have a slight odour and there were signs of previous water pooling at the rear. There were no active
puddles/pooling of water or leaking. The basement does not appear to be used for storage.

Given the level to which the basement is finished provides no economic value to the overall value of the subject
dwelling and therefore will be treated as unfinished.

The 2™ floor is improved with 2 x 3-bedroom apartments, each having 2 full baths. Access notice was not given to
the tenants within the allowable time frame. However, both tenants were pleasant and provided quick access to their
units.

Notes were taken from the appraiser vehicle, photos and memory as notes were not taken during the actual viewing
to hasten the process.

Both units are of a similar quality, age and condition.
Each unit is improved with a kitchen improved with wood cabinets, and laminate countertops. One kitchen has a

stone style fagade backs splash and the other has no backsplash. The floor cover throughout the units is a mix of
hardwood and laminate with some washrooms having ceramic tile and come having laminate floor cover. The
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ceilings and walls are drywall and potentially lathe and plaster in some areas. The washrooms are all improved
with either ceramic tile floor cover, or laminate floor cover, toilets and 3 with premade vanities and one with a wood
vanity. Three of the washrooms are improved with a bathtub one having ceramic tile tub surround and two with
plastic inserts. One washroom is 3-pc with a ceramic tile shower surround. In apartment 4 one bedroom has laundry

in place.

Overall, the apartments are slightly cluttered, which can be typical when people are not given notice. They have
been updated in some areas such as premade vanities and laminate floor cover, however, not enough to raise their
value. Given the lower socio-economic market the apartments are in they are considered in average condition,

Overall, the subject building is average. The main floor commercial space is average. The basement is
slightly below average to average condition. In synopsis, in the consideration of the buildings entirety it is
considered average condition and could use some updating in the apartments, fixing the basement, and
repaving of the parking lot at the rear.
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Town of Midiand Zoning
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The subject is zoned DC; Downtown Core

6.1.2 Permitted Uses

Accessory Dwelling Units.

Bakery

Bus Passenger Depot

Catering Establishment

Child Care Centre

Commercial Entertainment Establishment
Commercial Schoo! or Adult Learning Gentre
Eating Establishment excluding a Drive Through Facility
Financial institution

Fithess Club

Funeral Home

Hotel or Motel

Laundromat or Dry Cleaning Establishment
Liguor or Beer Store

Medical Laboratory

Medical Practitioner

Microbrewery

Mobile Fast Food Facility

Parking Area

Personal Service Establishment
Pharmacist

Place of Assembly

Place of Worship

Private Club

Professional Office

Public Use

Retail Store

Retirement Home

Senior Citizens’ Home

Service Shop

Taxi Stand

Theaire

The DC zoning by law allows for both commercial and residential uses. The subject improvements consisted of
one commercial unit on the ground floor that was operating a food related business and two residentials unit on the
upper floor. Tt appears that the subject is a legal conforming use.
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HIGHEST AND BEST USE

Highest and Best Use
Real estate is valued in terms of its highest and best use. Highest and best use is defined as:

The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and that vesults in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum profitability

Source: The Dictionary of Real Fstate Appraisal
Third Edition, 1993
Appraisal Institute

To properly analyse highest and best use, two determinations must be made. First, the highest and best development
of the site as though vacant and available for use is made. Sccond, the highest and best use of the property as
improved is analysed and estimated. The highest and best use of both the land as though vacant and the property
as improved must meet four criteria: physically possible, legally permissible, financially feasible, and maximally
productive. Of the uses that satisfy the first threc tests, the use that produces the highest price or value consistent
with the rate of return warranted by the market is the maximally productive use.

Subject Property — As Though Vacant

Physically Possible
Analysis of the site characteristics and nearby improvements in the arca indicates the subject site could adequately
support physical development.

Legally Permissible
The subject is zoned DC, This allows for a wide range of both commercial uses and also residential uses. Thus, it
was assumed that the subject was a legal conforming use.

Financially Feasible
Commercial uses are financially feasible as most of the available land has been developed with commercial or
mixed-commercial residential buildings and demand for them has been steady.

As Vacant
The subject property is best suited for a commercial development to the maximum density permitted under existing
zoning by-laws, as if vacant.

As Improved

The zoning allows for commercial and residential uses. Thus, the current improvements developed to its maximum
capacity are considered to be the highest and best use of the subject, as improved. The current use appears to be the
highest and best use.
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VALUATION TECHNIQUE

Valuation Premise

The market for any real estate consists of those entities that can benefit from the highest and best use of a particular
property and, accordingly, are willing and able to pay a competitive price. In most cases, for any particular property
the market is represented by a fairly clearly defined group of individuals or financial entities. In the case of the
subject property, the purchaser profile would be one who would acquire the property for rental of the building. The
valuation contained in this document attempts to replicate the analysis that a prospective purchaser would likely
use.

Method of Valuation

The three traditional approaches to value, Cost, Direct Comparison, and Income Capitalization, have been
considered in estimating the market value for the subject property. Based upon the available market data and the
fikely motivations of the typical purchaser, the Direct Comparison Approach and the Income Approach using a
form of Direct Capitalization have formed the primary basis of our recenciliation of a final estimate of value. The
Cost Approach has not been developed. While investors are generally aware of replacement cost, they place little
reliance on the fully developed Cost Approach when determining a value for acquisition purposes.

The Income Approach is presented first followed by the Direct Market Comparison Approach which is in turn
followed by Reconciliation and a Final Estimate of Value.

Reasonable Exposure Time

Exposure time may be defined as follows:

"The estimated length of time the property interest being appraised would have been offered on the market
prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; a
retrospective estimate based upon an analysis of past events assuming a competitive and open market.”

The subject is located within a developed mixed commercial/residential area. A reasonable exposure time of 2-6

months is estimated.
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INCOME APPROACH

The Income Capitalization Approach includes an analysis of the market for similar comparable propertics that have
leased within a meaningful timeframe, and a pro forma estimation of a Year 1 stabilized net operating income is
developed.

The Income Capitalization Approach is developed, which typically converts an estimate of a single year’s income
expectancy into an indication of value using an appropriate capitalization rate. After analysis of pertinent data to
select an appropriate capitalization rate, the net operating income is stabilized and capitalized to an estimation of
current market value.

Subject Occupancy,

The subject property consisted of one commercial unit on the ground floor and two residential tenants above. Both
of the residential units were three bedroom units. One unit appeared to be rented at $1,400/month with the other
residential unit rented at $1,125/month. The commercial lease appears to have been initially signed in 2021 with a
5 year extension commencing on July 1, 2024 until June 30 2029. The lease rate appeared to be $2,650 month. In
addition the tenant was responsible to pay $550/month in TML Although as noted above the main floor was
measured to be 1,806 sfthe lease indicates that the main floor was measured to be 1,650 sf. Below is a summary of

the rent roll:

TMY AMOUNT PRICE/SF GROSS
5550 1650 $23.27

368,700

Tt was necessary to investigate market lease rates in order to determine where the subject’s lease rate falls within
the range of the market and to determine a market lease rate for the apartment.

Below is a table that presents some current lease rates from the marlket
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Commercinl Lease Rates

38 King St Al 10/03/2024 1,500 $21.60 $0.00 $21.60|Same street as subject
90 King &t 10/31/2024 600 $34.00 $0.00 $34.00|Sma unit

21 Bay St A 037182025 589 $18.00 $3.00 $21.00iSmail unit

71 Yonge St (2/04/2025 1,900 §18.93 $0.00 $18.95|Within plaza

78 Bay 8t A (2/05/2025 540 $24.33 $0.00 $24.33Small unit

78 King St 02/28/2024 1,590 $17.36 $2.14 $19.49Main floor retail

45 King St #4-#5 08/13/2025 1383 $10.00 $10.91 $20.9! [Retail plaza

45 King St 09/23/2025 2,100 $11,00 $9.00 $20.00|Freestanding restauran
48 King St 10/31/2025 2110 $19.91 $0.00 $19.91|Main floor retail

The subject consisted of an open concept retail store that sold food. The subject’s main floor space was 1,650 sfas
per the lease. The lease rates in the market ranged from $18.95/sf - $34/sf. Lease rates #1, #2 and #6, #8 and #9
were all of units on the same street as the subject although lease rate #2 was of a much smaller unit. The subject
had recently signed a five year extension and the lcase rate was $23.27/sf gross. This lease rate appears to fall right
in line with the market lease rates. Thus it is the contractual lease rate that will be utilized and it appears to be a
lease rate at market rates.

Residential Lease Rates

17 Seventh St 01/22/2025 3 Average/Fuil House $2,000 No Yes
67 Wright Dr Lower 06/17/2025 3 Good/Basement unit $2,300 No Yes
87 Yonge St Unit 1 02/07/2025 3 Average/Front Unit $2,400 No Yes
035 Wright Dr 03/14/2025 3 Goed/Fuil Townhouse $2,500 No Yes
(5 Bay St 11/30/2025 3 Full House 32,100 No Yes
98 Quebec St 01/15/2026 3 Good condition/Full House $2,550 No Yes

As can be seen from the chart above, the rates for three bedroom units ranged from $2,000/month to $2,650/month.
This was much higher than the rental rates for the subject units although the appraiser noted all the rental rates were
of larger homes or townhomes. The appraiser was not able to find rental rates of apartments that were similar to the
subject apartment units. 1t is likely that the market rate for the subject’s apartment units would be below the range
established by the market but still it appeared it would likely be higher than the actual in place contractual lease
rates. However, due to rent control, it is the contractual lease rates that will be utilized in the analysis and rent cannot
be increased to market rates. The appraiser will account for the below market rental rates as part of the capitalization
rate analysis below.

General Vacancy
The subject is located in a desirable area within the Town of Midland. As per the October 2024 CMHC report for
Midland, the vacancy rate was 3.4% for residential units. Below is a summary of the information from CMHC:
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Additionally, the main floor of the subject was occupied by a retail tenant and commercial vacancy rates are
generally much higher than residential vacancy rates. Based on the aforementioned a blended bad debt/vacancy
rate of 6% will be utilized for the subject property.

Operating Expenses

The appraiser was only provided with some of the operating expenses. The property tax amount was reported at
$6,000. An amount of $5,000/year is assumed for property insurance as this is similar amount for other properties
similar to the subject. The tenants are all assumed to pay for their own hydro and the subject is separately metred.
Other utilities such as common area hydro, water and gas is assumed to be $5,000/year. Repairs and maintenance
is estimated at $1,500/unit which is typical for a property such as the subject. A summary is shown below:

Taxes $6,000
Insurance $5,000
Repairs $4,500
Utilities $5,000
Total $20,500

Property Management:
A property such as the subject that only has three tenants would typically be self managed and thus no fee needed
to be deducted for property management.

Structural Reserve:
An amount equal to 2% of gross income will be deducted as part of a structural reserve.

Capitalization Technique

In the evaluation of real property, the marketplace has proven that there is a relationship between the income and
value. In light of this, the Appraiser methodology has several tools available to measure this relationship, resulting
in an estimate of value to the subject property through the capitalization of the Net Income. In today's marketplace,
two methods are widely accepted which may yield a good estimate of value. These methods are the Mortgage
Equity Capitalization Technique and the Direct Capitalization Technique. It is the Direct Capitalization Technique
which will be used in this report.

The Direct Capitalization Technique involves the analysis of sales of similar types of properties to derive a
relationship between the selling price and the Annual Net Operating Income. This overall rate is expected to
represent what an informed, prudent and rational investor is requiring for similar competitive properties in the
marketplace. Similar refers to similarities with respect to risk and durability of income or investment return of
specific properties. The Direct Capitalization Technique is usually an excellent means of estimating Market Value
when revenue producing properties are the subject matter. This technique is especially useful where standard or
typical type of revenue producing properties are concerned. 1 have investigated the market for sales of similar
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properties to determine an épji£opﬁate capitalization rate for the sub) ect. 1 have included various éélﬁpé{ré!ﬂle which
are considered to reasonably provide an estimated capitalization rate for the subject,

Norie of the comparable sales developed in the Direct Comparison Approach had reliable income information from
which to develop going-in capitalization rates. Consequently, we went back to the market to widen the scarch and
develop yield rates for comparable properties in the broader market.

The following is a summary of my findings:

I 08/30/2024 74 John St W, Bradfor Retail/Residentiaf | , $ 2,000,000 |  6.50%
2 04/16/2024 37 W Holland St, Bradford Retail/Residential $160,650 $ 2,975,000 5.40%
3 12/30/2024 504 Dundas 8t N, Cambridge Refail $96,040 $ 1,400,000 6.86%
4 08/28/2024 1591 London Line, Sarnia Retail $60,000 3 1,000,000 6.00%
5 08/20/2024 1038 King St W, Hamilton Retail/Residential $305,100 $ 4,500,600 6.78%
6 03/28/2025 | 15233 Yonge St, Richmond Hiii Retail $74,000 $ 1,850,000 4.00%
7 02/28/2025 585 Mill &, Windsor Multi Family $195,290 b 2,950,000 6.62%
8 10/31/2024 500 Manning Rd, Tecumseh Retail $364,500 $ 5,400,000 6.75%
9 10/01/2024 3242 Sandwich St, Windsor Mixed Use $139,920 B 2,400,000 5.83%
10 06/21/2024 3540 Walker Rd, Windsor Retail $63,600 b 1,200,000 5.30%
11 08/01/2025 155 King Rd, Richmond Hill Commercial $186,000 b 3,100,000.00 %

12 02/01/2025 3224 Yonge St, Toronte Commercial $337,500 $ 7,500,000.00 4.5%
13 01/01/2025 | 3760-3762 14th Ave, Markham Comrmercial $2,006,880 | § 22,200,000.00 9.04%
14 10/01/2024 5750 Explorer Dr, Mississauga Commercial $1,566,000 | $ 17,400,000.00 9%

15 02/01/2025 293 Broadway Orangeville Commercial $52,360 $ 1,100,000,00 4.76%

Summary

Capitalization rates on similar commercial buildings in Midland were difficult to find. As such, the appraiser chose
to extend the scarch parameters to include time, locations, and different types of improvements that would offer a
similar demand. Tt was difficult to find comparable sales with capitalization rates. Consequently, the appraiser went
back to the market to widen the search and develop yield rates for comparable properties in the broader market.
The following sales were utilized in developing the overall capitalization rate for the subject property. The sales
demonstrate an unadjusted going in capitalization rates that range from a low of 4.0% to a high of 9.04%.
Capitalization rate #12 is the sale of rctail property in a good location in Toronto. This sale is to the lower end of
the range. The appraiser noted that the subject was located in Midland which was considered to be an inferior
market than many of the capitalization rates that were located in Hamilton, Cambridge, Waterloo etc. This points
towards a higher capitalization rate for the subject. The subject was in average condition. As per the CBRE Q4
2025 capitalization rate reports, the capitalization rate for Urban Street front properties in London was 6.5% - 7.5%.
For Toromnto the range was 5%-5.5% and for Kitchener/Waterloo the range was 6%-7%. The subject was considered
to be in inferior location than Toronto which would point towards a higher rate for the subject. Overall, the subject
is also considered to be inferior to Kitchener/Waterloo. Additionally, as noted above, the subject’s residential lease
rates appeared to be below market and thus could be increased once the tenants move out. This would point towards
a lower capitalization rate for the subject as an investor would pay a premium on the capitalization rate for the future
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upside poféntial. Based on all the aforementioned information, a"c'apitalizatian'rate towards the ﬁﬁddle/ﬂpper end
of the range of 7.25% will be utilized.

Commercial Rent
Residential Rent
Vacancy Rate @ 6%

Operating Expenses
Structural Reserve @ 2%

CAPITALIZED @ 7.25%
Rounded to

$38.400
$30,300
122

$20,500
$1,292

Thus, the final value estimate by the Income Approach, as of the effective date of this appraisal is:

268 KING 8T, MIDLAND

TL SMITIF APPRAISALS



oPage |49

DIRECT MARKET COMPARISON APPROACH

Due to the unique nature of the subject property the appraiser chose the most comparable properties and adjusted
accordingly based on the price per square foot of cach of the comparable sales. The following are details of the most
comparable sales in the area followed by an analysis of the data and a conclusion as to an estimate of market value.

Two-Sterey Lammert atfResidentlal

55 Sy Sk, Midland $ A20,000 |a1710/3025 3400 | 8 124 |Buitding, & Parking Spaces
' GneStarey Commercial BUilding Unfinished
26 Dominlon Ave., Midiand 15 762,560 [01/25/2026 ] 65,5035 123 | Basement, §:8 Parking Spaces
' ' onestoray Commercial Building, No
51 Bay'si., Midland |3 545,000 | 10/08/2025 4,682 {3 116 |Basement, No Parkini Spaces

Two-Storey Cammercial/Resldentlal

_ o ‘ o Buiiding, Partialiy-Finished Basement, Na
famin 5t.; Peratanguishene - g 5,000 jus/14/2015 4,323 |% 156 {patking

' ' ‘ ' Two-Storey Comenerclal/Rasidarnitial
Building; Unfinished Batement, No Parking
4 RAain 5t Penelanguishens: s 425,000 03/20/2026 3400 | 5 177 |Spacés ’
' Tvio-Storay Cgmiﬁercla_ilﬂg'sl_déﬁﬁ;l
Bullding, Unfintshad Basament, 2 Parking
£8 King5t, Midband N/A iZY : 3,517 |HfA Spatds o

Adjustments to Sales Data
The sales selected for this analysis are compared to the subject property and appropriate adjustments for the

elements of comparison are considered. The subject is an attached 3,612 sf mixed use building located on a 2,519
sfsite. Sales of similar sites the same size as the subject were difficult to find. As such, the appraiser utilized sales
of properties that were not in the immediate vicinity of the subject This was deemed necessary and unavoidable.
Adjustments will be made based on the price per square foot of improvements. Typically larger improvements
would sell at a lower price per square foot than smaller improvements. The reverse is also true. Elements of
comparison analysed in this valuation include real property rights conveyed, financing terms, conditions of sale,
market conditions, location, physical characteristics, improvements size, cconomic characteristics and use/zoning
considerations.
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5535 Bay St, Midland

Sold Date: 01/10/2025

Purchase Price: $420,000

PIN: 584650057

Site Size: 5,350 sf

DOM: 111

Improvements: 3,400 sf

Price/SF: $124

Remarks: This is the sale of a semi-detached two-storey building in downtown Midland. The location was

considered to be inferior to the subject. The main floor consisted of retail space with one apartment on the second
floor. The condition appeared to be inferior to the subject. The site size was 5,350 sf and parking was provided for
6 cars.
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 Sale 2
526 Dominion Ave., Midland

Sold Date: 01/25/2026

Purchase Price: $762,500

PIN: 584650082

Site Size: 10,000 sf

DOM: 176

Improvements: 6,200 st

Price/SF: $123

Remarks: This is the sale of a semi attached one-storey building in downtown Midland. The location was

considered to be inferior to the subject. The main floor consisted of retail space with an open and unfinished
basement used for storage. The condition appeared to be similar to the subject. The site size was 10,000 sf and

parking was provided for 6-8 cars.
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551 Bay St., Midland

Sold Date: 10/08/2025

Purchase Price: $545,000

PIN: 584650058

Site Size: 5,350 sf

DOM: 189

Improvements: 4,682 st

Price/SE: $116

Remarks: This is the sale of a semi attached one-storey building in downtown Midland. The location was

considered to be inferior to the subject. The main floor consisted of retail space with rear open garage and/or storage
space. This sale includes no basement. The condition appeared to be similar to the subject. The site size was 5,350

sf and no parking was provided on site.
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 Sale 4
79 Main 8¢., Penetanguishcne

Sold Date: 06/14/2025

Purchase Price: $650,000

PIN: 584330129

Site Size: 2,223 sf

DOM: 122

Improvements: 4,323 st

Price/SF: 3150

Remarks: This is the sale of a fully tenanted and attached two-storey building in downtown Penetanguishene.

The location was considered to be similar to the subject. The main floor consisted of retail space with an apartment
above on the second storey. This sale includes a partially finished basement. The condition appeared to be similar
to the subject. The site size was 2,223 sf and no parking was provided on site.
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Sale 5§

44 Main St., Penctanguishene

Sold Date: 01/20/2026

Purchase Price: $425,000

PIN: 584320110

Site Size: 4,992 sf

DOM: 101

Improvements: 2,400 st

Price/SF: S177

Remarks: This is the sale of an attached two-storey building in downtown Penetanguishene. The location was

considered to be inferior to the subject. The main floor consisted of retail space with an apartment above on the
second storey. This sale includes an unfinished basement. The condition appeared to be similar to the subject. The
site size was 4,992 sf and no parking was provided on site.
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Analysis of Comparable Sales
As no 2 properties are completely similar, adjustments must be made to compensate for differences between the
comparable properties and the subject property. There were not many properties in the immediate vicinity of the
subject that were similar to the subject in size and that were similar in utility. Thus, the appraiser expanded the
search to include properties that had site sizes that different than the subject, improvements that were different and
in different locations. This was deemed necessary and unavoidable. The comparable sales ranged from $420,000
to $762,500 and the price per square foot ranged from $116/sf - $177/s1.

Sale Date:

In a changing market, it may be necessary to adjust sale prices to reflect the time difference between the sale date
of a comparable and the date of valuation. The demand for similar properties in the area has declined within the
last year. Thus, sales that were closed before October 2025 have been adjusted downward.

Property Rights Conveyed: ‘
In the sales analysis, it is important the pertinent property rights of the comparable sales are similar to the subject
property. No adjustments were deemed necessary.

Financing Terms:

Due to differing financial arrangements, the sale price of differing properties may be different. More favourable
financing may include a Vendor Take Back Mortgage and a lower rate the current market rate. This situation may
result in a positive influence on the sale price. Conversely, a higher VTB intercst rate may also affect the sale price.
No adjustments were necessary.

Conditions of Sale:

The motivations of the purchaser and vendor may affect the sale price and adjustments for these types of sales are
necessary as in some cases, these motivations may affect the sale price. For example, a property that is under power
of sale may require a certain sense of urgency on the part of the seller/lender, causing a lower sale price than
otherwise would be attained if the property had adequate marketing time on the real estate market. Other instances
include land assembly whereby the purchaser has a need to pay a higher price in order to acquire a certain piece of
property. No adjustments were necessary.

Location:

An adjustment for location may be needed when the location characteristics of a comparable property is different
from the subject property. The subject property was located in a good location within Midland as it was in the heart
of downtown. Sales #1, #2, #3 and #5 were all in inferior locations and thus they all needed upward adjustments.

Improvements

The subject’s improvements totalled 3,612 sf. Sales #2, #3, and #4 were all of improvements that were larger in
size than the subject with sale #5 being the sale of an improvement that was smaller in size than the subject.
Adjustments were made accordingly.

The subject’s improvements were in average condition overall. Sale #1 was in inferior condition; adjustments were
made accordingly.

The subject improvement was an attached improvement and sales #1, #2 and #3 were of semi-detached
improvements. Thesc sales needed downward adjustments.

The subject improvement included an unfinished basement, sales #2 and #3 had no basement. Thesc sales needed
upward adjustments.
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Site/Parking

The subject site was 2,519 sf and provided for two parking spaces. All the comparable sales with the exception of
sale #4 had a superior site size and needed downward adjustments. Sales #1 and #2 provided more parking, and
needed downward adjustments, sales #3, #4, and #5 had no parking and needed upward adjustments.

Cenclusion:

The comparable sales have been adjusted for all known differences between them and the subject property and
suggest a range of $116/sf to $177/sf. Sale #5 was the sale of a much smaller improvement in a desirable downtown
location and thus sets the upper end of the range. Sales #1, #2, and #3 were the sales of properties in inferior
locations than the subject and were larger improvements that needed upward adjustments. These sales set the low
end of the range. Sale #4 is in a similarly desirable location as the subject and most similar to the subject in site
size, improvement size and condition and thus were considered to be the best indicators of value for the subject.
This analysis suggests a reduced $/sf range of $150/sf to $177/sf.

In this regard, with consideration given to the assumptions and limiting conditions contained herein, it is felt that
the subject should reasonably achieve a price per square foot of $165/sf with sale #4 being the best indicator of
value. When applied to the subject’s 3,612 sf of improved area, this results in a value of_
(rounded).

The final value estimate by the Direct Market Comparison Approach, as of the effective date of this appraisal is
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DIRECT MARKET COMPARISON MAP
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RECONCILIATION AND FINAL ESTIMATE OF VALUE

Between the various approaches, the following estimated market values were concluded:

Dircet Comparison Approach
Income Approach — Direct Capitalization
Cost Approach Not Developed

Each of the valuation methods has a varying degree of applicability with respect to the subject building. In the
case of the Cost Approach, the determination of physical and funcfional depreciation is difficult and thus this
approach is somewhat less reliable and therefore has not been developed. Further, while investors arc generally
aware of replacement cost, they place little reliance on the fully developed Cost Approach when determining a
value for acquisition purposes.

The Direct Comparison Approach produced 5 sales of commercial properties with varying degrees of
comparability to the subject. The range of prices is most heavily influenced by location, building and lot size,
condition and quality of the improvements, use, and the prevailing market conditions at the time of sale. This
approach was not considered to be a good indicator of value for the subject as the subject had a longer term
tenant in place on the main floor. This approach would be more commonly used or properties that were being
purchased by end users to be owner occupied.

The Income Approach using a form of the Direct Capitalization was also analyzed. The property consisted of
2 residential units and one commercial unit. The commercial unit was occupied by a tenant that had a longer
term lease in place. Thus this approach was heavily weighted as part of the final estimate of value as it would
be typical for investors looking to generate rental income to analyze the income for the subject property.

Based on the aforementioned it is the Income Approach that was given the most weight as part of the final
estimate of value. The Direct Market Comparison Approach was also developed and given less weight but is

still considered to strongly suppott the Income Approach.

Thus, the final estimate of value as of the effective date of this appraisal is:

268 King St, Midland TL Smith Appraisals



. FPage |60

UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

SUBJECT : 268 King St, Town of Midland
REAL PROPERTY INTEREST  : Leased Fee Interest
EFFECTIVE DATE : February 6, 2026

AT THE REQUEST OF OUR CLIENT, I HAVE INSPECTED THE PROPERTY DESCRIBED IN
THIS REPORT AND CONSIDERED ANY RELEVANT MATTERS WITH RESPECT TO FORMING
AN OPINION OF MARKET VALUE OF THE PROPERTY, IN ORDER TO ASSIST WITH
DETERMING A CURRENT MARKET VALUE FOR THE SUBJECT PROPERTY. THE
AUTHORIZED USE IS TO ASSIST ALBERT GELMAN INC. AND THE ONTARIO SUPERIOR
COURT OF JUSTICE WITH A RECEIVERSHIP PROCESS ON THE SUBJECT PROPERTY AND
FOR THE ONTARIO SUPERIOR COURT OF JUSTICE TO RELY ON WHEN MAKING A
DETERMINATION AS TO WHETHER TO APPROVE A SALE TRANSACTION. VOID IF USED
FOR ANY OTHER PURPOSE. ACCEPTANCE OF THIS REPORT BINDS THE FOLLOWING
CONDITIONS,

The certification that appears in this report is subject to compliance with the Personal Information and
Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal
Practice (“CUSPAP”) and the following conditions:

1. This report is prepared only for the authorized users specifically identified in this veport and only for the specific use
identified herein. No other person may rely on this report or any part of this report without first obtaining consent
from the client and written authorization from the authors. Liability is expressly denied to any other person and,
accordingly, no responsibility is accepted for any damage suffered by any other person as a result of decisions made
or actions taken based on this report. Liability is expressiy denied for any unauthorized user or for anyone who uses
this report for any use not specifically identified in this report. Payment of the appraisal fee has no effect on Liability.
Reliance on this report without authorization or for an unauthorized use is unreasonable.

2. Because market conditions, including economic, social and political factors, may change rapidly and, on occasion,
without warning, this report cannot he relied upon as of any date other than the effective date specified in this report
unless specifically authorized by the authoi(s).

3. The author will not be responsible for matters of a legal nature that affect either the property being appraised or the
title to it. The property is appraised on the basis of it being under responsible ownership. No registry office search has
been performed and the author assurmes that the title is good and marketable and free and clear of all encumbrances.
Matters of a legal nature, including confirming who holds legal title to the appraised property or any portion of the
appraised property, are outside the scope of work and expertise of the appraiser. Any information regarding the identity
of a property’s owner or identifying the property owned by the listed client and/or applicant provided by the appraiser
is for informational purposes only and any reliance on such information is unreasonable. Any information provided by
the appraiser does not constitute any title confirmation. Any information provided does not negate the need to retain a
real estate lawyer, surveyor or other appropriate experts to verify matters of ownership and/or title.

4. Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work and expertise

of the appraiser. Any information provided by the appraiser is for informational purposes only and any reliance is
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unreasonahle. Any information provided by the appraiser does not negatc the need to retain an appropriately qualified
professional to determine government regulation compliance.

No survey of the property has been made. Any sketch in this report shows approximate dimensions and is included
only to assist the reader of this report in visualizing the property. It is unreasonable to rely on this report as an
alternative to a survey, and an accredited surveyor ought to be retained for such matters.

This report is completed on the basis that testimony or appearance in court concerning this report is not required unless
specific arrangements to do so have been made beforchand. Such arrangements will include, but not necessarily be
limited to: adequate time to review the report and related data, and the provision of appropriate compensation,

Unless otherwise stated in this teport, the author has no knowledge of any hidden or unapparent conditions (including,
but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, etc.) of/on the subject
property or offon a neighbouring propetty that could affect the valuc of the subject property. It has been assumed that
there are no such conditions. Any such conditions that were visibly apparent at the time of inspection or that became
apparent during the normal research involved in completing the report have been noted in the report. This report
should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond
the scope of this report and/or the qualifications of the author. The author makes no guarantees or warranties, express
or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or
for any engineering or testing that might be required to discover whether such conditions exist, The bearing capacity
of the soil is assamed to be adequate,

The author is not gualified to comment on detrimental environmental, chemical or biological conditions that may affect
the market value of the property appraised, including but not limited to pollution or contamination of tand, buildings,
water, groundwater ot air which may include but are not limited to moulds and mildews or the conditions that may
give rise fo either. Any such conditions that were visibly apparent at the time of inspection or that became apparent
during the normal research involved in completing the report have been noted in the report, Tt is an assumption of this
report that the property complies with all regulatory requirements concerning environmental, chemical and biological
matters, and it is assumed that the property is free of any detrimental environmental, chemical legal and biological
conditions that may affect the market value of the property appraised. If a party relying on this report requires
information about or an assessment of detrimental environmental, chemical or biological conditions that may impact
the value conclusion herein, that party is advised to retain an expert qualified in such matters. The author expressly
denies any legal liability related to the effect of detrimental environmental, chemical or biological matters on the
market value of the property.

The analyses set out in this report relied on written and verbal information obtained from a variety of sources the author

considered reliable. Unless otherwise stated herein, the anthor did not verify client-supplied information, which the

‘author believed to be correct.

The term “inspection” refers to observation only as defined by CUSPAP and 1eporting of the general material finishing
and conditions observed for the purpoeses of a standard appraisal inspection. The inspection scope of work includes
the identification of marketable characteristics/amenities offered for comparison and valuation purposes only.

The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining
to be completed in a good and workmanlike manner. Further inspection may be required to confirm completion of
such work., The avthor has not confirmed that all mandatory building inspections have been completed to date, nor

has the availability/issuance of an occupancy permit been confinmed. The author has not evaluated the quality of
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construction, workmanship or materials, It should be clearly understood that this visual inspection does not imply
compliance with any building code requirements as this is beyond the professional expertise of the author.

The contents of this report are confidential and will not be disclosed by the author to any party except as provided for
by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified judicial or quasi-
judicial body. The author acknowledges that the information collected herein is personal and confidential and shall
not use or disclose the contents of this report except as provided for in the provisions of the CUSPAP and in accordance
with the author’s privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality
and privacy of any personal information contained herein and shall comply in all material respects with the contents
of the author's privacy policy and in accordance with the PIPEDA.

The author has agreed to enter into the assignment as requested by the client named in this report for the use specified
by the client, which is stated in this report. The client has agreed that the performance of this report and the format
are appropriate for the authorized use.

This report, its content and all attachments/addendums and their content are the property of the author. The client,
authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission is expressly or
implicitly granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database
scrape, exploit, reproduce, decompile, reassemble or participate in any other activity intended to separate, collect,
store, reorganize, scan, copy, manipulate electronically, digitally, manually or by any other means whatsoever this
appraisal report, addendum, all attachments and the data contained within for any commercial, or other, use.

If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock
the appraisal file. Due to the possibility of digital medification, only originally signed reports and those reports sent
directly by the author can be reasonably relied upon.

This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members in good
standing. Use by any other person is a violation of AIC copyright.

Where the authorized use of this report is for financing or mortgage lending or mortgage insurance, it is a condition of
reliance on this report that the authorized user has or will conduct lending, underwriting and insurance underwriting
and rigorous due diligence in accordance with the standards of a recasonable and prudent lender or insurer, including
but not limited to ensuring the borrower’s demonstrated willingness and capacity to service histher debt obligations
on a timely basis, and to conduct loan underwriting or insuring due diligence similar to the standards set out by the
Office of the Superintendent of Financial Institutions (OSFI), even when not otherwise required by law. Liability is
expressly denied to those that do not meet this condition. Any reliance on this report without satisfaction of this
condition is unreasonable,

The appraiser measured the subject property and also relied on measurements from MPAC, Tt is assumed that these
measurements are accurate and will be utilized in the report.

The appraiscr was provided with income and expense information for the property that is assumed to be accurate and
it was relied upon in this report.

The appraiser inspected the property in May 12 2025. The appraiser was asked fo provide an updated appraisal as of
February 6, 2026. As per the client, the condition of the subject improvement was similar as of the cffective date of
this appraisal to the date of inspection. This is assumed to be accurate and if found to be inaccurate, the value contained

herein is void.

268 King St, Midland TL Smith Appraisals



 Page |63

CERTIFICATION

AUTHORIZED USER . Albert Gelman Inc. and the Ontario Superior Court of Justice
SUBJECT PROPERTY : 268 King St, Midland
INSPECTION DATE : February 6, 2026

1 certify that, to the best of my knowtedge and belief:

5

Y V¥V V. V V¥V V¥

The statements of fact contained in this report are true and correct, and I have considered all factors believed to
affect the value of the property.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and is my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

I have no present or prospective interest in the property that is the subject of this report, and no personal interest
with respect to the parties involved.

I have no bias with respect to the properties that are the subject of this report or to the parties involved with this

assignment.

My compensation is not contingent upon anty action or event resulting from the analyses, opinions, or conc lusions

in or the use of the report.

My analyses, opinions, and conclusions were developed, and this report has been prepared in conformity with the
CUSPAP. '

1 have the knowledge and experience to complete the assignment competently.

1, Tracey Smith, have reviewed the report.

JYonathan Knell, candidate appraiser, inspected the subject property

1, Yehuda Belzberg have completed the report

No one else provided significant professional assistance to the persons signing this report.

The Appraisal Institute of Canada has a Mandatory Recertification Program for designated members. As of the
date of this report, we have fulfilled the requirements of the program.

The final estimate of the current market value, as at the effective date of the appraisal date is: February 6, 2026,

February 6, 2026
Yehuda Belzberg, Candidate Appraiser Date
February 6, 2026
Tracey Smith, BA, AACL P. App. Date
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mEA Ontario Real Estate O‘Ffer Summﬂry Document

Association
Form 801 For use with Agreement of Purchase and Sale

for use in the Province of Onlaric

This Form when completed may be utilized to comply with the provisions of the Trust in Rea! Estate Services Act, 2002 which
prescribes content that is required for an offer summary document. Further, when sent to the Listing Brokerage this decument may
be used to confirm the existence of a written signed offer by a Buyer.

Section For Brokerage submitting the offer on behalf of the Buyer:

REALPROPERTY ADDRESS: 258 King Street, Midland, omtario T e RS {ihe “property”)
{municipal eddress and/or legal description)
for an Agreement of Purchase and Sale dated: the ..... 6 th ..... dayof i February ............................ , 2028 .. {"offer”)
BROKERAGE: Lennard Commercial Realty
SALES REPRESENTATIVE/BROKER: ................ccccorccrvvvvssssrsssssovnnisenssriries Cole Braithwaite e
I/ We, ........ 10009982‘740ntar101nc ................................................................................................ , have signed an offer for the property.
Name of Buyer(s}
i R i e
This offer was submitted, ... by email i to the Listing Brokerage at ......... 5:30 . onthe .....558 .. day of
{by fax, by email or in person) (u.m./p.xxn.}
.............. Februaryr 2026 Irrevocable until 600 on the 13th day of Februaryi 2026
{a.m./p.m))
{For Buyer counter offer - complete the following)
L/ VY, cveiveteriemene et et ea een e ehe bbb et £t e R b A eh b S E LSRR SRR R SRR T s , have signed an offer for the property.
Nome of Buyer(s)
e gy i o e T
An offer was submitted, ......ocieiieiii s to the Listing Brokerage @l .....o.ovviveiivee e onthe .., day of
{by fax, by email or in person) {a.m./p.m.)
............................................. , 20,0, rrevocable unfil oooeonthe e day Of e 2000
{a.m./p.m.]
For Listing Brokerage receiving the offer:
SELLER(S): ... AlPert Gelman Inc, in its capacify as .. SOUTSREROInted Recelver of 2010248 Sntenio ntd
SELLER(S) CONTACT: .........occro.... st entotin I et TSSOSO OSSOSO
{ie. phene / email / fax)
LISTING BROKERAGE: ..............oooo.occooooceoovirerrernsisnsssssis s LPT Realty BIOKeXAGe oo
SALES REPRESENTATIVE/BROKER: .........ccocoorvveceverreensasnsrirenseneerene JENNIFER JONES/ANGELIK JONES oo
This offer was received, ........... by email by the Listing Brokerage at ....... 5:30 onthe . BER dayof .......... February . 2028
{by fox, by emeil or in person) fa.m./p.m.)
This offer was presented, ............. by email . to the Selles(s) ot ...... 10:00  onthe. 10tR day of .......... Februazry .. , 2028 .
{by fax, by email r in person| la.m./p.m.]

Offer was: 0 Accepled & Signed Back/Countered 1 Expired/Declined

COTIIIBIESE . iioiiiiiitis ieattnvressiessrareresnstem e taeseasaneesstsmeasstasssnssnsasenssonnsssssnnsnsnssnsssrenenesemnsemnntussbat st shns 1bstaessstassns sbbssarssnsnstntnsrnens asiasiossssseiessones

The Irademarks REAITOR®, REALTORSE, MLS®, Multiple Listing Services® and ossocialed logos are owned or controlled by
The Canadian Real Estate Associotion {CREA] and identify the real estate professionals who cre members of CREA and the
feacen- quality of services they pravide. Used under license.
© 2026, Onlario Real Fstole Association L"OREA”]. All rights resarved. This form was developed by OREA for the use and reproduction
by its members and licenseas anly. Any other usa or rapraduclion is prohibiled except with prior wrilten consent of OREA. Do nof alter .
w){'len prinfing or repraducing the stundard pre-set portion. OREA bears no liability {gr your use of this form. Form 801 Revised 2024 Page 1 of 1
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oo Reai s Agreement of Purchase and Sale

Association ]
Commercia
Form 500
for use in the Province of Ontario
This Agreement of Purchase and Sale dated this .98 ... day of FEDTUATY e, 20.28 ...
BUYER: 100080827 Ontar a0 G, e e e , agrees fo purchase from

fronfing on the LI B et side of L e
inthe L BOMI O M ama e ettt ettt vt
and having a frontage of .24 FE e more or less by a depth of T8 B more or less
and legally described as (BT LT 10 W/S KING ST PL 306 BEING PT 1 51R7131 TOWN OF MIDLAND . .
............................................................................................................................................................................................... {the “property”)
(Legal description of land iacluding easements not described elsewhere)
Bollars {CDNE) — ..................... & ..................
5 M
- Dollars

o b

~Orty DEPOSIT: Buyer submits RO BCTEREEER. e

il

- [Herewilh/Upoa Accepfance/es otherwise deseribed in this Agreement)

— Solles (o) SRR

by negotiable cheque payoble to.Sellers Lawyers Trust Account == s “Deposit Holder”

to be held i trust pending completion or other termination of this Agreement and ta be credited toward the Purchase Price en complefion. For the purposes
of this Agresment, “Upon Acceptance” shall mean that the Buyer is required to deliver the deposit to the Deposit Holder within 24 hours of the acceptance
of this Agreement, The parties fo this Agreement hereby acknowledge that, uniess otherwise provided for in this Agreement, the Deposit Holder shall place
the deposit in trust in the Deposit Holder's noninterest bearing Real Estate Trust Account and no inferest shall be earned, received or paid on the deposit.

AS

Buyer agrees to pay the balance as more particularly set Pu!.i Schedule A attached.

AL

A i
EDULE(S} A ....... & B ............. m é ................... ‘_@ ..... T M PR e eeeen attached h;iefof iii(s} part of this Agreement.
Buyer gefter ( Beyer Jﬂ —Seller
IRREVOCABILITY;, This offer shall be irrevocable by . B¥FS= . . . TM ................ RN untid P on
18t jﬁ {Seller/Buyer) (a.m./p.m.}
el
the 23 day of IRk esk ot OO , 20.26 ... , after which time, if not accepted, this
offer shalt be null and void and the deposit shall ke returned to the Buyer in full without interest. — S
See Schedule B [LA/IJ A
2 day of e i

unless otherwise provided for in this Agreement. iS

INITIALS OF BUYER(S): @ INITIALS OF SELLER(S):

The rademarks REALTOR®, REAITORS®, MLS®, Mulliple listing Services® ond associcted logos ore cwned or controlled by
The Canadian Recl Estale Assaciation [CREA! and identify the real estale professionals who are members of CREA and the
mmon quadity of services they provide. Used under license.
© 2026, Ontario Real Estate Associotion K’OREA”). All rights reserved. This form wos developed by OREA for the use and reproduction
by #s members and licensaes only. Any ofher use or repraduction is prohibiled except wilh prior writlen consen of OREA. Do not olter A Page | of 9
when prinling or reproducing the standard pre-set partion. OREA bears no fiability for your use of this form. Form 500  Revised 2024 g

Created by COLE JARRYD BRAITHWAITE with SkySlope® Forms
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3. MNOTICES: The Seller hereby appointsthe Listing Brokerage as agent for the Selier for the purpose of giving and receiving notices pursuanttothis Agreement.
Where a Brokerage {Buyer's Brokerage] has entered into a representation agreement with the Buyer, the Buyer hereby appeints the Buyer’s Brokerage
as agent for the purpase of giving and receiving nolices pursuant to this Agreement. The Brokerage shall not be appointed or authorized to
be agent for either the Buyer or the Seller for the purpose of giving and receiving nolices where the Brokerage represents both
the Seller und the Buyer (multiple representation) or where the Buyer or the Seller is a self-represented party, Any notice relating
herelo or provided for herein shall be in writing. In addition to any provision contained hersin and in any Schedule hereto, this offer, any counter-offer,
nofice of acceptance thersof or any notice to be given or received pursuant fo this Agreement or any Schedule hereto (any of them, “Document”) shall be
deemed given and received when delivered personally or hand delivered to the Address for Service provided in the Acknowledgement below, or where a
facsimile number or email address is provided herein, when transmitted electronically to that facsimile number or email address, respectively, inwhich case,
the signalure(s) of the party (parties) shall be deemed to be origingl.

FAX INO.L oot is it e e s s et FAX NG, e e e

{For delivery of Documents io Seller) {For delivery of Documents te Buyer)

Email Address: . .2ngelik@iy. team Email Addrass: | ©olel@lennard.com

4, CHATTELS INCLUDED: ..

See Schedule B M/] AS

Unless otherwise stated in this Agreement or any Schedule hereto, Sefler agrees to convey all fixtures und chattels included in the Purchase Price free
from all liens, encumbrances or claims cffecting the scid fixtures and chattels.

See Schedule B i S ]
5. FIXTURES EXCLUDED: ..........oovviiveei e TM—é&i

6. RENTAL ITEMS {Including Lease, Lease to Own): The following equipment is rented and net included in the Purchase Price. The Buyer agrees
to assume the rental contracts), if assumable:

..... seoschedtoB [Ty AS e

The Buyer agrees lo co-operate and execute such documentation as may be required fo facilitate such assumplion.

7. HST: If the sale of the property (Real Property as described above) is subject to Harmonized Sales Tax (HST), then such
tax shall be in addition to the Purchase Price. The Selier will not collect HST if the Buyer provides to the Seller o warranty that the Buyer is
registered under the Excise Tax Act {"ETA"], together with a copy of the Buyer's ETA registration, a warranty that the Buyer shall selfassess and remit
the HST payable and file the presciibed form and shall indemnify the Selier in respect of any HST payable. The foregoing warranties shalf not merge
but shall survive the completion of the transaction. If the sale of the properly is not subject fo HST, Seller agrees io certify on or before closing, that the
transaction is not subject 'o HST, Any HST on chattels, if applicable, is not included in the Purchase Price.

INITIALS OF BUYER(S): INITIALS OF SELLER(S):

The frademarks REALTOR®, REALTORS®, MLS®, Mulliple Listing Services® and associated logos ore owned or controlled by
The Canadian Real Estale Associction [CREA) and identify the real estote professionals who are members of CREA and the
e quality of services they provide. Used under license.
© 2026, Onlario Real Estale Assaciotion L:’OREA"}. Al rights reserved. This form was developed by OREA for the use and reproduciion
by its members and licensees only. Any other use o reproduction is prohibited except with prior written consent of OREA. Do not ofler . Page 2 of 9
wxxen printing or reproducing the slandard pre-set portion, OREA bears no liahility for your use of this form. Form 500  Revised 2024 g
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12

H

13

14.

Ses Schedule B T/M _/{Q

icas dffecting thepr L That its present Use (..o ] mey be
fy besured against risk of fire. Seller hereby consents to the municipality or other governmental

d%icii:z natices affecting the property, and Seller agrees to execute and
:

urther authorizations in this regard as Buyer may reasonably redqui

FUTURE USE: Seller and Buyer agree that there is no representation or warranty of any kind that the future intended use of the property by Buyer is
or will be lawful except as may be specifically provided for in this Agreement,

LE; Provided that the fifle io the property is good and free from all registered restrictions, charges, liens, and encumbrances except as otherwise
specifically Provided in this Agreement and save and except for (a] any registered restrictions or covenants thet run with the fand providingrfiiat such
are complied with; (B] @ny-egistered municipal agreements and registered agresments with publicly regulcted ufifities_prowd fig such have been
complied with, or security has been fosted to ensure compliance and completion, as evidenced by a lstter from the-ref&vant municipalily or regulated

malerially affect the use of the property. IF within the specified times reférfact4q n-ifagraph 8 any valid ebjection to tifle or to any outstanding work
order or deficiency nofice, or jo the fact the said present use may nottawfUlly be confiwad, or that the principal building may not be insured against
risk of fire is made in writing to Seller and which Seller is uretife or unwilling fo remove, remedy aFseis
risk of fire (Tile Insurance} in favour of the B m:;morigagee, {with all related costs at the expense diha
waive, this Agreement notwithsianding any infermediate acis or negofiations in respect of such objections, shall be o g
shall be returned withoust
#lid objection so made by such day and except for any objection going to the root of the fitle, Buyer shall be conclusively deemedto

Save as io
Gecepted Seller's title to the property.

CLOSING ARRANGEMENTS: Where edch of the Seller and Buyer retain o lawyer fo complete the Agreement of Purchase and Sale of the property,
and where the transaction will be completed by electronic regisiration pursuant fo Part ill of the Land Registration Reform Act, R.5.0. 1990, Chapler
t4 and the Elecironic Registration Act, 5.0, 1991, Chapter 44, end ony amendments therelo, the Seller and Buyer acknowledge and agree that
the exchange of clasing funds, non-registrable documents and other items {the “Reguisite Defiveries”) and the release thereof to the Seffer and Buyer
will {a) not occur at the same time a3 the registration of the transfer/deed [and any other documenls intended to be registered in connection with the
completion of this ransaction) and [b) be subject To canditions whereby the lawyer(s} receiving any of the Requisite Deliveries will be required to hold
same in trust and not releass same except in accordance with the terms of a document registsation agreement between the said lawyers. The Seller
and Buyer irrevacably instruct the said lawyers to be bound by the document registration agreement which is recommended from Hime to time by the
Law Society of Ontario. Unless olherwise agreed to by the lawyers, such exchange of Requisite Deliveries shall eccur by she delivery of the Requisite
Deliveries of each party fo the office of the lawyer for the other party or such other location agreeable o both lawyers,

DOCUMENTS AND DISCHARGE: Buyer shall not call for the production of any title deed, abstract, survey or other evidence of fitle to the property
except such as are in the possession or control of Seller. If requested by Buyer, Seller will deliver any skeich or survey of the property within Seller’s
control fo Buyer as socn as possible and prior o the Requisition Date. If a discharge of any Churge/Mortgage held by a corporation incorporated
pursuant to the Trust And Loan Companies Act {Canada), Chartered Bank, Trust Company, Credit Unior, Cuisse Populaire or Insurance Company
and which is not fo be assumed by Buyer on completion, is not aveilable in registrable form on complstion, Buyer agrees to accept Seller's lowyer's
personal underlaking to oblain, out of the clesing funds, o discharge in registrable form and to register same, or cause same o be registered, on
title within @ reasonable period of time after completion, provided that on or before completion Seller shali provide fo Buyer a morigage stetement
prepared by the morigagee setfing out the balance required to obtain the discharge, and, where a reaHime electronic cleared funds transfes system is
not being vsed, a direction executed by Seller directing payment io the mortgagee of the amount required to obtain the discharge out of the balance
due on completion.

INSPECTION: Buyer acknowledges having had the opportunity to inspect the property and understands that upon acceplance of this offer there shall
be a binding agreement of purchase and scle between Buyer and Seller.

INSURANCE: All buildings on the property and all other things being purchased shall be and remain until completion at the risk of Seller. Pending
completion, Seller shall hold all insurence policies, if any, and the proceeds thereol in trust for the parties as their interasis may appear and in the
even: of substantial damage, Buyer moy either terminate this Agreement and have all monies poid returned without interest or deduction or else
take the proceeds of any insurance and complete the purchase. No insurance shall be transferred on completion. i Seller is taking back a Charge/
Mortgage, or Buyer is assuming a Charge/Morlgage, Buyer shall supply Seller with reasonable evidence of adequate insurance to protect Seller’s or
other marigagee’s interest en completion.

INITIALS OF BUYER(S): INITIALS OF SELLER(S):

The frademarks REAITOR®, REATTORS®, MLS®, Multiple Listing Services® and assoclated logos are owned or coniralled by
The Conadian Redl Esfate Associafion [CREA| and identify the rec! estate professionals who are members of CREA ond the

rimer quolity of services they provide. Used under license.
© 2026, Gntario Real Eslala Assactalion L"OREA"]. All rights reserved. This form was devalaped by OREA for the use and repraducion

by its members and licensess anly, Any of

er use or reproduction s prohibited except with prior wiillan consent of OREA. Do not alier

when prinfing of reproducing the' standard pra-set partion. OREA bears no liability for your use of this form. Form 500 Revised 2024 Page 3 of ¢
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AS

AS

AS

AS

Pt

17. RESIDENCY: |a) Subject to {b] below, the Seller represents and warrants that the Seller is not and on complation will not be o nonesident under the

non-esidency provisions of the income Tox Act which representation and warranty shalf survive and not merge upon the completion of this transaction
and the Seller shall deliver to the Buyer a statutory declaration thet Seller is not then a nonresident of Canada;
{b) provided that if the Seller is @ non-esident under the non-residency provisions of the Income Tax Act, the Buyer shall be credited towards the
Purchase Price with the amount, if any, necessary for Buyer to pay to the Minister of National Revenue fo satisly Buyer's liability in respect of tax
payable by Seller under the non-residency provisions of the income Tax Act by reascn of this sale. Buyer shall not claim such credit if Seller delivers
on completion the prescribed certificate,

18. ADJUSTMENTS: Any rents, morlgage interest, really taxes including local improvement rates and unmetered public or private ulility charges and
unmetered cost of fuel, as applicable, shall be apportioned and allewed to the dey of completion, the day of completicn itself to be apportioned to
Buyer.

19. TIME LIMITS: Time shall in alf respects be of the essence hereof provided that the time for doing or complsting of any motter provided for herein may
be extended or abridged by an agreement in wrifing signed by Seller and Buyer or by their respective lawyers who may be specifically authorized

in that regard.

20. PROPERTY ASSESSMENT: The Buyer and Seller hereby acknowledge that the Province of Onfario has implemented current value assessment
and properties may be reassessed on an annual basis. The Buyer and Saller agres that no claim will be made against the Buyer or Seller, or any
Brokerage, Broker or Salesperson, for any changes in property tax s a result of o re-assessment of the property, save and except any properly laxes
that acerued pricr to the completion of this fransaction,

21. TENDER: Any fender of documents or money hereunder may be made upon Seller or Buyer or their respective lawyers on the day set for completion.
Money shall be tendered with funds drawn on a lawyer’s trust account in the form of a bank draf;, certified cheque or wire iransfer using the Lynx
high value payment system as set cut and prescribed by the Canadian Payments Act [R.5.C., 1985, c. C-2}], as amended from lime 1o lime,

22. FAMILY LAW ACT: Seller wasranis that spousal consent is not necessary fo this transaction under the provisions of the Family Law Act, R.5.0.1990

unless the spouse of the Seller has execuied the consent hereinafter provided,

23, UFFi: s and warranis fo Buyer shat during the time Seller has owned the properiy, Seller has not caused any building opery
to be insulated with insulation confaining rmeldebyde, and that o the best of Sellar’s knevwledgerotuilding on the property contains or has

s on the compiehon of th|s trunsqchon and if the

ever conk:nmed msu|cmon that conh:n

LEGAL, ACCOUNTING AND ENVIRONMENTAL ADVICE: The parlies ccknowledge that any information provided by the brokerage is not
fegal, tax or environmental advice, and that it has been recommended that the parties obtain independent professional advice prier to signing this
document.

24

CONSUMER REPORTS: The Buyer is hereby notified that a consumer report containing credit and/or
personal information may be referred to in connection with this transaction.

25

AGREEMENT IN WRITING: ¥ there is conlflict or discrepancy between any provision added to this Agreement {including any Schedule atiached
hereto) and any provision in the standard pre-set portion hereof, the added provision shall supersede the standard pre-set provision to the extent of
such conflict or discrepancy. This Agreemant including any Schedule aitached hereto, shalt constitule the entire Agreement between Buyer and Seller,
There is no representation, warranly, coliateral agreement or condition, which affects this Agreement other than as expressed herein. For the purposes
of this Agreement, Seller means vendor and Buyer means purchaser. This Agreement shall be read with oll changes of gender or number required by
the context.

26

27. ELECTRONIC SIGNATURES: The parties herefo consent and cgree fo the use of electronic signatures pursuant to the Electronic Commerce Act,

2000, 5.0. 2000, c17 as amended from time to time with respect o this Agreement and any other documents respecting this fransaction.,

28. TIME AND DATE: Any reference to a fime and date in this Agrezment shall mean the time and date where the properly is located.

INITIALS OF BUYER(S): @ INITIALS OF SELLER(S):

The trademarks REALTOR®, REAITORS®, MLS®, Mulliple Listing Services® and associated logos are owned or contrallad by
The Canadian Real Estcte Association {CREAEI and ideniify the real estete professionals vho are members of CREA and the
. quoiity of services they provide, Used undler license.
© 2026, Onterio Real Estote Assosialion LOREA") All rights reserved. This form was developed by OREA for the use and reproduclion
by its members and Hcensees only. Any other use or reprocuction is prohibited except with prior writier; consent of GREA. Do nof eiter . Page 4 of 9
when printing or reproducing the' stondard pra-set parlion. OREA bears no liability far your use of Inis form. Form 500  Revised 2024 9
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20, SUCCESSORS AND ASSIGNS: The heirs, executors, administrators, successors and assigns of the undersigned are bound by the terms herein,

SIGNED, SEALED AND DELIVERED in the presence of: IN WITNESS whereof | have hereunto set my hand and seal:
1000998274 Ontario Inc. ...
A —
................................................................................ A 'wwﬁrrﬁfﬂwhwwEm w 07/02]26
[Wikness) [Buyer/Authorized Signing Cficer) [Seal} ([Date}
T iR S Sy B g

I, the Undersigned Seller, agree to the above offer. | hareby irrevocably instruct my fawyer o pay directly to the brokerage(s) with whom 1 have agresd
jo pay commission, the unpaid balance of the commission together with applicable Harmenized Sales Tax (and any other taxes as may hereafter be
applicable}, from the proceeds of the sale prior 1o any payment 1o the undersigned on completion, as advised by the brokeragel(s) to my lawyer.

SIGNED, SEALED AND DELIVERED in the presence of: IN WITNESS whereof | have hereunto set my hand and seal:

Authenticse .
art man Inc., solely in ils capacity as Raceiver o

Toun Me roy @ 0212/26

(Witness) .(‘Selier/Aulhorizeé Signing Officer) |Seal) {Date)

{Witness} [Seller /Autharized Signing Officer) [Seal) [Date)

SPOUSAL CONSENT: The undersigned spouss of the Seller hereby consents to the disposition evidenced herein pursuant fo the provisions of the Family
Law Act, R.5.0.1990, and hereby agrees 1o exacute alf necessary or incidental documents to give full force and effect to the sale evidenced herein.

Witness} [Spouse} {Seal) Date}

CONFIRMATION OF ACCEPTANCE: Notwithstanding anything contained herein to the conirary, | confirm this Agreemeni with all changes both typed
: — 02/19/26

and written was finally accepted by all parties atf ............ 3 ZSPM ES? ....... LI i = SOV U TSRO ;200

{Signature of Seller or Buyer)

INFORMATION ON BROKERAGE(S) (877) 366-2213

Coop/Buyer Brokeroge .. S a LG O e R s TR IR

Cole Braithwaite

ACKNOWLEDGEMENT
| acknowledge receipt of my signed copy of this accepted Agreement of i acknowledge receipt of my signed copy of this accepted Agreement of
Purchase and Sale and | authorize the Brokerage to forward a capy to my lawyer,
Abf Storck 07/02/26
TP T, 2020 J0TE RN Lus oo veaesanesieeseseeaee s emennane eaztentoeneansen aasascenenes
{Buyer) 1000988274 Ontarie Inc. {Date)
i e T gy
Address for Service ... Address for Service ..o e
o S I R -
Seller's LOWYET .ooovnriceciie et e e BUYEI™S LEWYRT 1iiivierirnremen oo ctiee s etesimes ettt
AQAIBES ...iveies ettt e s e e AUFESS oo e e e e a e s
1T ] AT OO O U F OO USSR 1 ] SO S T TP VP OTOOPRYO
R R o T I o T
FOR OFFICE USE ONLY COMMISSION TRUST AGREEMENT

To: Cooperaling Brokerage shown on the foregoing Agreement of Purchase and Sole:

In consideration for Ihe Co-operating Brokerage procuring the foregoing Agreement of Purchase ond Scle, | hereby declare that all moneys received or receivable by me in
connection with he Transaction as contemplated in the MLS® Rules and Regulaticns of my Real Estate Board shall be receivable and held in trust. This agreement shall constilule
a Commission Trust Agreement as defined in the MLSE Rules end shall be subject fo and gaverned by the MLS® Rules pertaining to Commission Trust.

DATED s of the Eﬁﬁ?&fﬁjﬁﬁé&flunce of the foregoing Agreement of Purchase and Sale, pdedgral dey:

e NSVITASBVITES e | Ot Oetnedand Soat Sutherland
|Authorized lo bind the Listing Brokerage) Angelik Jones (Authotized i bind iha Gooperoiing Brokerage} Cole Braithwaite

The Irademarks REAITOR®, REAITORS®, MLS®, Mulliple listing Services® and associated logos are awned or conirolled by
The Canadion Real Estate Association [CREA} and identify the reol estate professionals who cre members of CREA and the
woer- Qualily of services they provide. Used under license.
© 2024, Onlorio Real Estate Association L"OREA"L All rights reserved. This form was developed by OREA for tha use and reproduction
by fts membars and licensees only. Any other use or reproduction is prohibited except with prior written consent of OREA. Do nol alter . Page 5 of 9
when prinfing or reproducing the standord pre-set portion. OREA bears no licbility for your use of Ihis form. Form 500  Revised 2024 9
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Ontario Real Estate SChEdUEe A

Association
Agreement of Purchase and Sale - Commercial

Form 500

for use in the Pravince of Onlario

This Schedule is attached to and forms part of the Agreement of Purchase and Sale betweer:

Buyer agrees to pay the balance as follows:

BALANCE OF PURCHASE PRICE See Schedule B TM _,ﬁ
AS

ght

edges that the purchase price includes any and all existing elecixde=¥y
fixtures, heating - wedigptilation systems, air CoOmpressSors.. ft€fer systems, boilers,

¥els, fizxtures and equipment, which

may be the property of the Seller and.-ursEi the said premises. The Buyer

pe=¥E o express or implied warranty by the ap. the chattels and

acknowledges

uded in this Agreement.

RIGHT TO ASSIGN Ses page 8 - Sch. A T/M _A_Q

m‘féx shall bhe entitled to assign this Agreement to any other
11 be bound by thifem Fi)

or, P hOut

“the Buyer and shall

the Seller’s ccnsenkt. The AR

assume the covenants and obligatior

FeTTeved of their obligations.
PROPERTY TAXES

The Buyer and Seller hereby acknowledge that the Province of Ontario has implemented current
value assessment and properties may be re-assessed on an annual basis. The Buyer and Seller
agree that no claim will be made against the Buyer or Seller, or any Broker or Salesperson, for

any changes in the property tax as a result in re-assessment of the property,
COMPLETITION DATE DELIVERABLES

On, or before the completion date of this transaction, the Seller shall provide the following
deliverables to the Buyer, or the Buyer’s Secliciter as set out below,

This form must be initialled by all parties to the Agreament of Purchase and Scle.

INITIALS OF BUYER(S): @ INITIALS OF SELLER(S):

The trademarks REALTOR®, REAITORS®, MiS®, Multiple Listing Services® and asseciated logos are owned or controlled by
The Canadian Real Eslate Association (CREAIj and identify the real eslate professionals who cre members of CREA and the
rraaes quality of services they provide, Used under license.
© 2024, Ontario Rea! Estete Associalion L"OREA"). All righis reserved. This form was developed by OREA for the use and reproduction
by ils members and ficensees only. Any olher use or repraduction Is prahibiled excepl with prior writien consent of OREA. Do not alter . Page 6 of 9
wihen printing or reproducing the standard pre-set portion. QREA beors no liobility f)r your use of this form. Form 500  Revised 2024 g
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Ontario Real Estate SC hedu Ie A

Association
Agreement of Purchase and Sale - Commercial

Form 500

for use in the Province of Qnlaric

This Schedule is attached to and forms part of the Agreement of Purchase and Sale between:

SELLER: Albert Gelman Inc., sclely in its capacity as Receivar of 2416946 Ontaric Ltd. and not in its persconal or corporate capacity

for the purchase and sale of 2 SBKlngSt,Mldland,ONL4R3M3 ........................................................................................................

. 07/02/26 jﬁ [@ Ay OF (o p 200

e e e T i
which form part of the Property; (If Available)

& ' has not been 25

the meaning of section IT¥™F=
occupied by any officer, direcis: -.25 a matrimonial home within the/
NeAnine=ef=tRE Fami ly Law Act (Ontario); = TM

g)a Funds Direction regarding disbursement of closing funds;

R

=) o) ases in favour of the Buyer, of the Leases to which

(in detail satisfactory to the Buyer acitling i R T

PP E T De attached as a schedule;

b

il

3)Tenant Directions advising the Tenants of the sale of the Property, and directing and

authorizing each Tenant to pay rent due from and after the date of closing, to the Buyﬁ [Td/ﬁ
k) e e s L S N iy T = -\-A ! AS T

Ttopee £.all Lease files, accounting records, statements and information and renewals and

S¥ The Sellexr; ﬂ 7:/”

offers to lease relating to

m)any original contracts and j w=TEthe e-hias, agreed to &n
Free=@&atntory Declaration of a senior officer of the Seller that all accounts for labgur.aad .

materials have been paid bY™TH

en performed and,xféﬁg LZMJ
materials supplied to the Prg which could give rise to

AnCanakerztION llen within the meaning of the Construction Lien Act (Ontario); R

. Signed copies from all of the Tenants Acknowledgements {estoppel cextific

directed to the . G R AR lededmfthe terms of their lease, ”‘M

including the state of their repbad-ss an of any defaults by the

Lapdloxd—erfi-dcceptance of new owners in a form prepared by the Buyer in form redStidird=pe.

AS

This form must be initialled by all parties to the Agreement of Purchase and Sale,

INITIALS OF BUYER(S): INITIALS OF SELLER(S): m

i)
The irademarks REAITOR®, REAITORS®, MLS®, Multiple Listing Services® and associated logos ore owned or controlled by
The Congdian Real Estete Associntion {CREA] and identify the real sstote professionals who are members of CREA and the
s quality of services Ihey provide. Used under license.
© 2026, Ontaric Real Estale Assacialion {*OREA”]. All rights reserved. This form was developed by OREA. for tha use ond reproduction
by its members and licensees anly, Any other use or repraciuction Js prohibited except with prior wiillan conssnt of OREA. Do not alter . Page 7 of @
when prinfing or teproducing the standard preset poriton. OREA bears no liability for your use of this form. Form 500  Revised 2024 ge /o
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ontarioRealEstate. - Gechedule A

Association
Agreement of Purchase and Sale - Commercial

Form 500

for use in the Province of Onlaric

This Schedule is attached jo and forms part of the Agreement of Purchase and Sale between:

BUYER: 1000998274 Ontario Inc.

SELLER: Albert Gelman Inc,, solely in its capacity as Receiver of 2416346 Ontario Ltd. and not in its personal or corporate capacity
:

for the purchase and sale of 268 King St, Midland, ON LR 3M3

07/02/26

Buyer agrees to pay ihe balance os follows:

nired by the Buyer’s solicitor, and

p)no nol

-fas been received by the Seller from any Tenant indicating an intention to
or sublet, or ind ing an intention to surrender the term or otherwise pari i possession of
the premises in the unit to such Tenant, save as otherwise, #Zfosed in the Rent

aguted by both p ~#¥8s and until waiver of the Buyer’s

Conditions, the Seller shall not enter into leases, offers to lease, amendments to B
ens=t8 any assignments USwlgases or subleases or extensions to {TM]

Schedule; and after this Agreement i

AS

of the Seller’s solicitor to the Buyer’s solicitor, in a form satisfachompeds

Ischarge of any registered [T/M

3 _copy of any discharge

the Buyer’s solicitor, acting re

encumbrances within a reasonable

. other encumbrances to be discharged on closing; S

AS

ificate dated the closing date of the Seller, executed by a duly authorized of

o

that the representations and warranties set out in_ Teenent are

nants and agreements to be

rsuant to the terms of this Agreement Y‘M!

cbserved or performed on or before the -
Tn all material resSpe

ith particulars of any
uch representations{si‘g

Finties shall not merge on the completion date but shall survive such completis e

applicable excepid fich the Buyer, acting reasonably, has consented™

i g S.ay be reasonably required by the Buyer, in fc 2] R o
satisfactory to the Buyer acting reagopab ‘ BPiga.this Agreement and the carrying out of ,\]-M
thelras wrere-contemplated herein.

-

ADJUSTMENTS

A,

This form must be initialled by all parties to the Agreement of Purchase and Sale.

INITIALS OF BUYER(S): INITIALS OF SELLER(S):

[} The tademarks REALTOR®, REATTORS®, MIS®, Mualliple Listing Services® and ossecioted logos are ownsd or controlled by
lk The Canadian Real Estate Association [CREA} and identify the real estale professionals who are members of CREA and the
penie=r. quality of services they provide. Used under license.
@ 2026, Onlario Real Eslate Associalion !_:’OREA”}. All rights reserved. This lorm was developed by OREA for the use and repraduciion
by its members and licensees only. Any cher uss or reproduction is prohibited except with prior wrillen consent of OREA. Do not alter K Page 8 of ¢
when prinfing or repraducing the standard pre-set porticn, OREA bears no fiability for your vse of Ihis form. Form 500  Revised 2024 ge s o
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onarioReal Estate . Schedule A

Assaciation
Agreement of Purchase and Sale - Commercial

Ferm 500

for use in the Province of Onlaric

This Schedule is attached ‘o and forms part of the Agreement of Purchase and Sale between:

BUYER: 1000998274 Ontario Inc.

SELLER:

for the purchase and sale of 2 SBKlngSt,Mldland,ONL4R3M3 ........................................................................................................

07/02/26 —

..................................................................... dated the ......ccocoeveeeeeen. dey of SO S0y PR O 20
Buyer agrees fo pay the balance os follows: Ses Schedule B | TM é&g

aid utilities, and prepaid additional rents and cother items ordinarily adjusted in g«

trans _of this nature. No adjustment will be made for rents in arrears and_k e Seller shall
remain entit g any arrears of rent or any accounts receivable in conpest Ton with the

Tenants’ ~ month in which the closing occurs, Bs €7edit or debit shall be
made with respect to any .' . not yet made for the month for tenancies which are

osing, the Buyer shall receive as a

documents to vepify the need for the readjustment. In the event that aAffpaJenant makes a payment

on account of any accounts receivable of the Seller, the Buyer

MAINTENANCE

The Seller agrees to leave the preftrsess

o

of LT . SeEr and broom swept Sl
condition, free of any.delmémr=gifd™] or garbage. TM

o Al

COMPLETION DATE

In the event that the Completion Date does not fall on a Business Day then the Completion Date

shall be the next Business Day.

The Buyer shall have the right at any time prior to Albert Gelman Inc. filing its motion with the court to obtain the Approval and Vesting
Order contemplated herein, to assign the within Offer to any person, persons or corporation, either exisiting or to be incorporated, and

upon delivery to the Seller of natice of such assignment, together with the assignee's covenant in favour of the Seller to be bound hereby T/M
as Buyer, the Buyer hereinbefore named shall not be released from all further liability hereunder. Once Albert Gelman Inc. has filed its ﬂ

motion material with the Court for the Approvat and Vesting Order, this right of assignment is extinquished.
A3

This form must be initialled by all pariies to the Agreement of Purchase and Sale.

INITIALS OF BUYER(S): @ INITIALS OF SELLER(S); @

The rademarks REALTOR®, REAITORS®, MLS®, Multiple Lisling Services® and associoted loges are owned or contralled by
The Canadian Red! Estate Assacialion {CREA} and identify the real sstate prolessionals who are members of CREA ond the
reaea. quality of services they provide, Used under license.
© 2026, Cnlorio Real Eslate Association E'OREA"]. Al rights reserved. This farm wos daveloped by OREA for the use and reproduction
ils members and licensees only. Any cifer use or reproduction is prohibited except with prior wiilien consent of OREA. Do not alter A Page 9 of ©
vihen printing or repraducing the standerd pre-set portion. OREA bears no liability for your use of this form. Form 500 Revised 2024 9
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SCHEDULE "B" TO THE AGREEMENT OF PURCHASE AND SALE

1. The Property is being sold on an "as is, where is" and "without recourse” basis with
no representations, warrantics or (except as expressly stated herein) conditions,
express or implied, statutory or otherwise of any nature and kind whatsoever,
including without limitation, as to title, encuambrances, description, present or future
use, fitness for use, environmental condition including the existence of hazardous
substances, merchantability, quantity, defect (latent or patent), condition, location of
structures, improvements and mezzanines or the legality thereof, zoning or lawful use
of the Property, rights over or in favour of adjoining properties and any easements,
right-of-way, rights of re-entry, restrictions and/or covenants which run with the land
(whether registered or unregistered), ingress and egress to the Property, the condition
or state of repair of any chattels, encroachments on the Property by adjoining properties
or encroachments by the Property on adjoining properties, if any, any outstanding work
orders, orders to comply, deficiency notices, building permits or building permit
applications, municipal or other governmental requirements or agreements (including,
without limitation, site plan agreements, development agreements, subdivision
agrecments, building or fire codes, building and zoning bylaws and regulations,
development fees, imposts, lot levies and sewer charges) or any other matter or thing
whatsoever, cither stated or implied. The Buyer acknowledges having reviewed the state
of title to the Property and agrees to accept title subject to all of the foregoing, and that
it shall, despite any presumption to the contrary at law or otherwise, not be entitled to
make any requisition as to title or otherwise.

2. This Agreement is conditional upon the Seller obtaining an Order of the Court approving
the said Agreement, as well as conditional upon the Seller obtaining an Order of
the Court vesting the Property in the Buyer and, on Closing, directing all registered
charges to be deleted from title (the "Approval and Vesting Order") and that the Approval
and Vesting Order shall not be subject to any appeal or any other judicial process staying its
cffect. The Buyer shall accept title to the Property subject to all other encumbrances and
registrations. On Closing, title will be transferred by the Sale Approval and Vesting Order
and not by Transfer/Deed of Land. The Buyer acknowledges and agrees that it shall satisfy
itself regarding title or any other matter in relation to the Property.

3. The Buyer acknowledges that it has relied entirely on its own judgment, inspection and
investigation of the Property and any rights necessary to the access, use and enjoyment of,
appurtenant or otherwise, the Property and has not relied on any information, statement or
document provided by the Seller or any representative of the Seller.
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10.

In the event of any conflict or inconsistency between any provision of this Schedule "B" and
any provision of this Agreement of Purchase and Sale not contained in Schedule "B", the
provision of Schedule "B" shall govern and prevail.

The Buyer acknowledges that the Seller is selling the Property pursuant to the Order dated
May 1, 2025 appointing the Seller as the receiver (the “Receiver”), without security of all of
the assets, undertakings and properties of 2416946 Ontario Ltd., and that the sale shall be
pursuant to the Approval and Vesting Order.

The Deposit shall be held in trust by the Deposit Holder and shall be:

(a) credited to the Buyer as against the Purchase Price on the Closing Date if the
transaction is completed,

(b) refunded to the Buyer without interest or deduction if the transaction is not
completed, provided that the Buyer is not in default under this Agreement;

(c) retained by the Seller as a genuine pre-estimate of liquidated damages and not as a
penalty, in addition to any other rights and remedies that the Seller may have under
this Agreement and at law, including offer the Property for sale to another person, if
the transaction is not completed as a result of the Buyer’s breach hereunder; or

(d) retained by the Seller if the Buyer fails to close the transaction by the Closing Date
or such later date as agreed to by the Seller, in its sole discretion, in which case this
Agreement shall be deemed terminated.

The Seller shall not be required to furnish any abstracts of title or any survey or other
document.

The Buyer acknowledges that the fixtures, improvements and chattels, if any, presently on the
Property are to be taken by it, at its own risk completely, without representation or warranty
of any kind from the Seller as to the ownership or state of repair of any such fixtures,
improvements and chattels and that the Buyer is solely acquiring the right, title and interest
of the Seller, if any, in and to the said chattels. The Buyer further acknowledges that the
chattels and fixtures presently on the Property may be subject to security interests.

The Buyer acknowledges and agrees that the Buyer is acquiring the Property together with all
of the chattels on an "as is where is" basis. The Buyer represents and warrants to the Seller
that the Buyer has absolutely satisfied itself as to the status and condition of the chattels
including without limitation their state of repair.

The Buyer agrees with the Seller that the Buyer shall take title to the Property subject to any
tenancies in existence. The Buyer shall obtain possession of the Property at the Buyer's own
expense. The Buyer acknowledges that the Seller will not obtain or provide any
acknowledgments or agreements with respect to the Property from third parties, the
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property manager and any tenants.

11. The Buyer acknowledges that any information supplied to the Buyer by the Seller or its agents
or representatives is, and was supplied, without any representation or warranty or other
assurance of any nature or kind whatsoever, and that the responsibility for the verification of
any such information shall be wholly the responsibility of the Buyer.

12. The Buyer shall be responsible for payment of all realty taxes owing on the Property from and
after the Closing Date, and payment of all taxes exigible on the sale and transfer of the
Property and any chattels and fixtures, including without limitation, HST as applicable, retail
sales tax as applicable and Land Transfer Tax.

13. The Seller shall provide the Buyer with only the keys to the Property that are in its possession.

14. The Closing Date shall occur on the later of (i) five (5) days (not including Saturday, Sunday
or any day which is a statutory holiday in the Province of Ontario) following the obtaining of
the Approval and Vesting Order by the Seller, or (ii) on such later date as the Seller may
designate, in its sole discretion, provided that, in the cvent that the Approval and Vesting
Order is, for any reason (not including the default of the Buyer), not obtained by the 90th day
following the date of this Agreement, this Agreement shall be null and void and the deposit
shall be returned to the Buyer, without interest or deduction.

CLOSING DOCUMENTS

Deliveries by Seller

15. The Seller will deliver on Closing to the Buyer a certificate signed by the Seller confirming
that the Seller is not a non-resident of Canada for the purpose of section 116 of the Income
Tax Act, together with the Approval and Vesting Order for registration by the Buyer, with all
Land Transfer Taxes to be paid by the Buyer.

Deliveries by Buyer

16. At or before Closing, upon fulfillment by the Seller of all of the conditions herein in favour
of the Buyer which have not been waived in writing by the Buyer, the Buyer shall deliver the
following, each of which shall be in form and substance satisfactory to the Seller, acting
reasonably:

a. payment of the Purchase Price pursuant to this Agreement;
. acertified copy of the articles of incorporation of the Buyer;
c. evidence satisfactory to the Seller that the Buyer is registered for HST under the Excise
Tax Act, including the Buyer's HST number and an undertaking to self-assess for HST;
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and

such further and other documentation as is referred to in this Agreement or as the Seller

may reasonably require to give effect to this Agreement,

CONFIDENTIALITY

17. The Buyer shall not publicly disclose the existence of this Agreement or disclose any of its
contents except to its lenders, as long as the Buyer requires such parties to keep such
confidential information confidential and as long as the Buyer shall be and remain responsible
to the Seller for any breach of any party to whom the confidential information was disclosed.

GENERAL

18. Any notice to be given or document to be delivered to the Seller pursuant to this Agreement
shall be sufficient if delivered personally or by email to the Seller as follows:

Albert Gelman Inc.

250 Ferrand Drive, Suite 403
Toronto, ON M3C 3G8

Attention: Tom McElroy

Fax: 416-504-1655

Email: tmeelroy@albertgelman.com

With a Copy to:

350 Harry Walker Pkwy, Unit 19

»¢ Newmarket, ON, L3Y 8L3 [T/WJ AS

A5

Fax:

Email: angelik@jj.team, jenn(@jj.team

N PR LPT Realty Brokerage TM éﬁ

19. Any notice to be given or document to be delivered to the Buyer pursuant to this Agreement
shall be sufficient if delivered personally or by email to the Buyer as follows:

Name: 1000988274 Ontario Inc.

Address: 2172 Tiny Beaches rd N, Tiny, Ontario, L9M OH6
Attention: AlIf Storck

Fax:

Email: astorck@protonmail.com

With a Copy to:
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20,

21.

22.

23.

24,

25,

26.

27.

Name: Lennard Commercial Realty
Address: #201 - 60 Columbia Way Markham

Attention: Cole Braithwaite
Fax:905.752.2224
Email: cole@lennard.com

Any written notice or delivery of documents given in either manner prior to 5:00 p.m.
(Toronto time) on a Business Day shall be deemed to have been given and received on the
day of delivery or email transmission. The address or email address for notice to either party
may be changed by notice in writing given by such party to the other party.

This Agreement shall be interpreted with all changes of gender and number required by the
confext.

This Agreement or any amendments to this Agreement may be executed electronically and
delivered by either party by email or any similar system reproducing the original with the
necessary signatures. Such delivery shall be deemed to be made when the email is received
by the applicable party. The signatory shall promptly thereafler deliver the original to the
recipient if requested to do so.

On the Closing Date, the Buyer shall cause the balance of the purchase price due on closing
to be delivered to the Seller or as the Seller directs in writing by wire transfer using the LVTS
system, together with the closing documents as provided above, by no later than 1:00 p.m. on
the date set for closing (unless the Seller otherwise agrees in its sole discretion). The parties
agrec that the transaction shall proceed in accordance with the terms of a Document
Registration Agreement to be prepared by the Seller's solicitors in the Seller's solicitor’s
standard form which shall set out the arrangements more particularly described in section 11
of the Agreement.

In the event that the closing date falls on a date on which the court office or the land registry
office is not open or available to accept registrations, then in such event the closing shall take
place on the next day on which the court office and the land registry office are open.

Property taxes only shall be adjusted as of the closing date. The Buyer acknowledges and
agrees that the Seller shall not deliver any undertaking to re-adjust on closing.

Sections 8, 10, 15, 16, and 23 of the Agreement of Purchase and Sale are hereby deleted.

Notwithstanding anything to the contrary contained in this Agreement, if at any time or times
prior to the Closing Date, the Seller is unable to complete this Agreement as a result of any
action taken by an encumbrancer, any action taken by the present registered owner, the
refusal by the present registered owner to take any action, the exercise of any right by the

A
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28.

29,

30.

31.

32

33.

present registered owner or other party which is not terminated upon acceptance of this
Agrecment, a certificate of pending litigation is registered against the Property, a court order
is made prohibiting the completion of the sale, or if the sale of the Property is restrained or
otherwise enjoined at any time by a Court of competent jurisdiction, the Seller may, in its sole
and unfettered discretion, clect by written notice to the Buyer to terminate this Agreement,
whereupon the deposit shall be returned to the Buyer and neither party shall have any further
rights or Habilities hereunder against the other.

The Buyer acknowledges and agrees that the Seller is entering into the Agreement solely in
its capacity as Receiver and not in its personal or any other capacity, and without personal or
corporate liability. Any claim against the Seller shall be limited to, and only enforceable solely
against the property and asscts then held by or available to the Seller in its capacity as Receiver
and shall not apply to its personal property and assets held by it in any other capacity. The
Seller shall have no personal or corporate liability of any nature or kind whatsoever, whether
in equity, contract, tort or otherwise in relation to this Agreement.

The Buyer may not assign any or all of its rights or benefits under this Agreement to any
person without the Seller’s written consent which consent shall be in the Seller’s sole
discretion. No assignment of this Agreement shall be permitted later than five (5) days prior
to the date of the Approval and Vesting Order.

This Agreement and the schedules attached hereto constitute the entire agreement between
the Seller and the Buyer in respect of the Property and the chattels being purchased. FEach of
the parties acknowledge that, except as contained in this Agreement, there is no
representation, warranty, collateral agreement or condition (whether a direct or collateral
condition or an express or implied condition) which induced it to enter into this Agreement.
Each of the Seller and Buyer agrees that all provisions of this Agreement, and all provisions
of any and all documents delivered in connection herewith, shall not merge and except where
otherwise expressly stipulated herein, shall survive the closing of the transaction contemplated
by this Agreement.

Time shall in all respects be of the essence hereof provided that the time for the doing or
completing of any matter referred to herein may be extended or abridged by an agreement, in
writing, executed by the Seller and the Buyer or their respective solicitors who are hereby
expressly appointed for that purpose.

This Agreement has been executed in the Province of Ontario and, for all purposes, shall be
construed in accordance with and governed by the laws in effect within the Province of

Ontario.

The parties hereby attorn to the jurisdiction of the Ontario Superior Court of Justice
(Commercial List) for any disputes in relation to or arising out of this Agreement.

4
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[end of page]

received by th leroF his agent within the period, then this offer is null and void and the deposit retu i

f fittout deduction.

not to be
uri‘;fﬁ;g“This Agreement Is conditional upon the Seller being satisfied with the terms of the Buyer’s financing, in its sole and
a i ion. Unless the Seller gives notice in writing delivered to the Buyer in accordance with the delivery of e
S notice in this Agreement no later than 5:00 p.m. on the fifttr {5 businessday following acceptance of this Agreement by all M/U
RS parties {the “Condition Date"), that this condition is fulfilled, this| Agreement shall be null and void and the deposit shallbe
== returned to the Buyer in full without deduction or interest. This condition is included for the sole benefit of the Seller and AS
l may be walved at the Seller's sole option by notice in writing to/the Buyer as aforesaid on or before the Condition Date. AS

ten {10) %{‘5 (ZM]
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Ontario Real Estate C@n'ﬁrmafian 0% CO“Dper@i’i@n

2 Association o

and Representation
Form 320
for use in the Province of Ontario Buye r/se!]er

SELLER: Albert Gelman Inc., solely in its capacity as Receiver of 2416946 Ontario Ltd, and not in its personal or corporate capacity

For the ransaction on the property known as: &0 L 0 T s

DEFINITIONS AND INTERPRETATIONS: For the purposes of this Confirmation of Co-operation and Representation:

“Selter” includes a vender, landlord, lessar or a prospeciive seller, vendor, landlord or lessor and “Buyer” includes o purchaser, tenant, lessee or a
prospective buysr, purcheser, fenant or lessee and “sale” includes a lease, and “Agreemert of Purchase and Sale” includes an Agreement to Lease.
Commission shall he deemed fo include other remuneration.

The following information is confirmed by the undersigned salesperson/broker representativels) of the Brokeragels}. If a Co-operating Brokerage is invalved
in the fransaction, the Brokerages agree to co-operate, in consideration of, and on the terms and condifions as set out below.
DECLARATION OF INSURANCE: The undersigned salesperson/hroker representative(s) of the Brokeragels) hereby declare that he/she is insured as
required by the Trust in Real Estate Services Act, 2002 (TRESA},
1. SELLER BROKERAGE (Single Representation)
a) The Seller Brokerage or o Designated Representative of the Seller Brokerage represents the interests of the Selter in this transaction. It is
further understoed and agreed thek:

i) @ Neither the Seller Brokerage nor a Designated Representative of the Seller Brokerage is representing the Buyer and has not
entered into  representation agreement with the Buyer.

2) T[] The Seller Brokerage or a Designated Representative of the Seller Brokerage is providing assistance to the Buyer and the Buyer -
is a selfrepresented party.

3t [ ] The Seller client and Buyer client are each separately represented by different designaled representatives of the same Brokerage
and there is no multiple representation.

Additional comments and /or disclosures by Seller Brokerage:

2. SELLER BROKERAGE (Multiple Representation)
a) [_] The Seller Brokerage has entered into a Representation Agresment with the Buyer and there is Muliiple Representation.

b) [ ]| The Designated Represeniative who represents the Seller also represents the Buyer and thera is Multiple Representation.

Additional comments and/or disclosures by Seller Brokerage: {e.g., The Selter Brokerage represents more than one Buyer offering on this properiy.)

3. PROPERTY SOLD BY BUYER BROKERAGE
a) [ | TheBrokerage or a Designated Representative of the Brokerage represenis the Buyer and the Brokerage will be paid by the Buyer directly.

b} | ] The Brokerage or a Designated Representative of the Brokerage represents the Buyer and the Brokerage will be paid according to the
Commission Agreement entered into between the Buyer and the Seller.
4, CO-OPERATING BROKERAGE
a) D CO-OPERATING BROKERAGE - REPRESENTATION:
1) | The Co-operdiing Brokerage or a Designated Representative of the Co-cperating Brokerage represents the inferests of the Buyer
in this fransaction.
b) CO-OPERATING BROKERAGE - COMMISSION:

1) The Seller Brokerage will pay the Co-opereting Brokercge the commission as indicated in the MLS® infermation for the property

in the amountof . 38 B8L TL8 . to be paid from the amount paid by the Seller o the Seller Brokerage.

{Commission As Indicated In MLS® information)
2) [ ] The Cooperating Brokerage will be paid as follows:

INITIALS OF BUYER{S]/SELI‘ER{S)/BROKERAGE REPRESENTATIVE(S) (Where applicable) im i

E O

BUYER CO-OPERATI BROKERAGE

Tha trademarks REATTOR®, REALTCRS®, MiS®, Mulliple Listing Services® and associnted fogos are owned or contralled by
The Canadian Real Estate Association [CREA) and identify the real estale professionals who ore members of CREA and the
enren quolity of services they provide. Used under license.
@ 2026, Cntario Real Estate Association E’OREA”]. Al vights reserved. This form was developed by OREA for the use ond repreduction
by its members and licensees anly. Any ofher use or reproduction Is prohibited except wilh prior wiillan consent of OREA. Do not alter A
when printing or reproducing the slondard pre-set portion. CREA bears no liability for your use of Ihis form, Form 320 Revised 2026 Page 1 of 2

SELLER BROKERAGE

Created by COLE JARRYD BRAITHWAITE with SkySlope® Forms
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Commission will be payable os described above, plus applicable toxes.

COMMISSION TRUST AGREEMENT: IF the ahove Co-operating Brokerage is receiving payment of commission from the Seller 8rokerage, then the
agreement between Sefler Brokerage and Co-operating Brokerage further includes a Commission Trust Agreement, the consideration for which is the
Co-operating Brokerage procuring an offer for a trade of the property, acceptable to the Seller. This Commission Trust Agreement shall be subject o and
governed by the MLS® rules and regulations pertaining fe commission trusts of the Seller Brokerage's local real estate board, if the local board's MLS®
rules and regulations so provide. Otherwise, the provisions of the OREA recommended MLS® rules and regulations shall apply io this Commission Trust
Agreement. For the purpase of this Commission Trust Agreement, the Commission Trust Amount shall be the amount noted in Section 4 above. The Seller
Brokerage hereby declares that all monies received in conneciion with the trade shall consfitute @ Commission Trust and shall be held, in trust, for the Co-
operating Brokerage under the terms of the applicable MLS® rules and regulations.

SIGMED BY THE BROKER/SALESPERSON REPRESENTATIVE(S) OF THE BROKERAGE(S) (Where applicable)

Lennard Commercial Realty LPT Realty

[Name of Seller Brokerage)
333 Bay Street Unit: 5100 Toronto

Tl {877) 366-2213
Autheniizsn
!r. AN&EUK]ONEg’ .................................... 02/12126 ...............
{Authorized 1o bind the Seller Brokerage) Date T

Angelik Jones

{Print Name of Salesperson/Broker/Broker of Record)

CONSENT FOR MULTIPLE REPRESENTATION

The Buyer and Seller confirm that they have previocusly consented to Multiple Represenfation.

The Buyer and Seller cansent with their initials Multiple Representation for this fransaction. INITIALS OF BUYER(S] _ INITIALS OF SELLER(S)
ACKNOWLEDGEMENT
| have received, read, and understand the above information. Authentis

Alf Storch 07/02/26 Jom McElroy 02/12/26

Al Storck (Feb 7, 2026 16:39:227 ESTy

{Signature of Buyer) {Date] |Signature of Sefler) Date)

Signature: Alzf Storck _

AIf Storck {Feb 13, 2026 18:13:44 EST)

Emall: astorck@protonmail.com

Signature: Alf Storck

Aif Slorck (Feb 18, 2026 16:06:26 EST}

Email: astorck@protonmail.com

The rademarks REATTOR®, REAITORS®, ML5®, Mulliple Listing Services® and osseciated logos are owned or controlled by
The Canadian Red! Estale Association [CREA] and identify the real estate professionals who are members of CREA and the
seoen quality of services they provide. Usad under license.
© 2026, Onforio Real Estate Association L:'OREA")A All rights reserved. This fonn was developed by OREA for the use and reproduction
by ils membars and licensees only. Any other use of reproduction js prohibited excep! wilh prior wiillen consent of OREA. Da not alter .
when printing ar reproducing the' stendard pre-set porlion. CREA bears na fichility lor your use of this form. Form 320 Revised 2026 Page 2of 2
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m Bntario Real Estate Amendmeni’ fo

Association
- M I
Form 570 Agreement of Purchase and Sale - Commercia

for usa in the Province of Cntario

BETWEEN:

BUYER: ....oo.covrvirnnnc 1000998274 ONEATIO TIC. | et s e e e

AND

SELLER: Albert Gelman Inc.,in its capacity as Court-Appointed Receiver of 2416946 Ontario Ltd.

RE: Agreement of Purchase and Sale - Commercial {Agresment} between the Seller and Buyer, dated the S day of February . , 2025,
268 Ring Street, Midland, Cntario L4R 3M3

concerning the proparty known as/ . o LT
........................................................................................................................... as more particularly described in the aforementioned Agreement.

The Buyer and Seller herein agree to the foflowing amendment(s) to the aforementioned Agreement:

Delete:

This Agreement is conditional upon the Seller being satisfied with the terms of the Buyer's
financing, in its sole and absolute discretion not to be unreason withheld. Unless the Seller
gives notice in writing delivered to the Buyer in accordance with the delivery of notice in this
Agreement no later than 5:00 p.m. on the ten (10) days following acceptance of this Agreement by
all parties (the “Condition Date”), that this condition is fulfilled, this Agreement shall be null
and void and the deposit shall be returned to the Buyer in full without deduction or interest.
This condition is included for the sole benefit of the Seller and may be waived at the Seller’s
sole option by notice in writing to the Buyer as aforesaid on or before the Condition Date.

Insert:

This Agreement is conditional upon the Seller being satisfied with the terms of the Buyer's
financing, in its sole and absclute discretion not to be unreason withheld. Unless the Seller
gives notice in writing delivered to the Buyer in accordance with the delivery of notice in this
Agreement no later than 5:00 p.m. on Wednesday, March 4th, 2026 that this condition is fulfilled,
this Agreement shall be null and veoid and the deposit shall be returned to the Buyer in full
without deduction or interest. This condition is included for the sole benefit of the Seller and
may be waived at the Sellez’s sole coption by notice in writing to the Buyer as aforesaid on or
before the Condition Date.

INITIALS OF BUYER(S): INITIALS OF SELLER(S}): @D

The trademarks REAITOR®, REAITORS®, MLS®, Mulliple Lisling Services® and associaled loges are owned or contrallad by
The Canadian Real Fstate Assaciation (CREA} and identify the real estole professionols wha are members of CREA and the
e quelity of services they provide, Used under license.
© 2026, Onlario Real Estate Association E‘OREA"). All rights reserved. This form was developed by OREA for the use and reproduction
by s members and ficensess only, Any cther use or repraduction is prohibited except with prior wriften conssnt of OREA. Do not alter )
when printing or reproducing the standerd pre-set porfion. OREA bears no liability far your use of ihis form. Form 570 Revised 2020 Page 1 of 2
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IRREVOCABILITY: This Offer to Amend the Agreement shall be irrevocable by ..o Sellex o unbil ... 3:00 .
[Selies/Buyer) fa.m./p.m.)
onthe .. 0% day of o March , 20.2..'.5..., after which time, if not accepted, this Offer to Amend the Agreement shall be nulf and void.

For the purposes of this Amendment to Agreement, “Buyer” includes purchaser and “Seller” includes vendor.
Time shelt in ll respects be of the essence hereof provided that the time for daing or completing of any malier provided for herein may be extended or
abridged by an agreement in writing signed by Seller and Buyer or by their respective solicitors who are hereby expressly appointed in this regard.

All other Terms and Conditions in the aforementioned Agreement to remain the same.

SIGNED, SEALED AND DELIVERED in the presence of:

[Wilness)

I, the Undersigned, agree to the above Offer to Amend the Agreement.

SIGNED, SEALED AND DELIVERED in the presence of:

IN WITNESS whereof | have hersunto set my hand and seal:

03/01/26

{Seal} [Dale)

IN WITNESS whereof | have hereunto set my hand and seal:

{Wiiness)

{Buyer/Seller/Authorized Signing Officer)

{Seal} [Date)

The undersigned spouse of the Seller hereby consents to the amendment(s) hereinbefore set out.

{Wiiness) {Spouse}

{Seal) [Dacle)

CONFIRMATION OF ACCEPTANCE: Notwithstanding anything contained herein to the contrary, | confirm this Agreement with all changes both fyped

Mar 1, 2026
and written was finally accepted by all parties at ..., this e day o , 20
onon] Af Storch
BTk e 3 RO IBEGUESTY et ee et em ettt aee e enen
[Signaluse of Seller or Buyer}
ACKNOWLEDGEMENT

| acknowledge receipt of my signed copy of this accepted Amendment to
Agreement.and.| authorize the Brokerage lo forward a copy to my lawyer.

17"&”\ /MOE/I’O_}/ 03/01/2026
(Seﬁer]m‘“ aatan Tnm 4 Lt £apanily as Gourt-Apeinted Reeiver of 2416 {Doie} """""""""""
i'S'e'fgle',-']'c'c'.h}'o';lil;i);i';{t'éé{' Receiver of 2415945 Ontaric Ltd. {Doie} """""""""""
Address Tor SBIVICE ......oiviviiiriiiiiriinirrsrrrrrr e e et e re st et ere e e
I T B
Sefler's lawyer DARRY M. NUnes e
Addrass 1370 Hurontario Streset Mississauga, ON  L5G 3H4
Emeil @n@eapstonelegal.ca

LG UAL6) 4143311 e
{Tel. No.) [Fax. Ne.}

| acknowledge receipt of my signed copy of this accepted Amendment to
AgreeTnt Gnd[(l authorize the Brokerage to forward a copy to my lawyer.
Lore Mar 1, 2026

Buyer's LaWYer ..ot

ALEESS 1eeirerieeiieictieee e e e ettt e e eee et e et are e eenre e e e e e anrtennnnn

{Fax. MNe.

The trademarks REALTOR®, REAITORS®, MLS®, Mulliple Listing Services® and ossacialed lagos are owned or conlrolled by
The Canadian Real Esiate Association {CREA) and identily the real estate professionals who are members of CREA and the

feaen quality of services they provide. Usad under license.

© 202¢, Ontaric Real Estate Association L”OREA"]. All vighis reserved. This form wos devefoped by OREA for the use ond reproduction
er use or reproduyciicn s prohibited except with prior wrillen consent of OREA. Do'nof aller
when printing er seproducing the standord pre-set portion. OREA bears no liability for your use of this form.

by its members and licensees only. Any of

Form 570 Revised 2020 Page 2 of 2
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SCHEDULE “B”
RECEIVER CERTIFICATE

CERTIFICATE NO, 001

AMOUNT § 50,000

1. THIS IS TO CERTIFY that Albert Gelman Inc., the receiver and manager (the
“Receiver”’) of the assets, undertakings and properties of 2416946 Ontario Ltd. ("241")
(the “Borrower” or the “Debtor”) acquired for, or used in relation to a business carried on
by the Debtor regarding the Property, including all proceeds thereof (collectively, the
“Property”) appointed by Order of the Ontario Superior Court of Justice (the “Court”)
dated the 1%t day of May, 2025 (the “Order”) made in an application having Court File
Number CV-25-00089766-0000, has received as such Receiver from the holder of this

certificate (the “Lender”) the principal sum of $ 50,000 , being part of the

total principal sum of $_250,000 which the Receiver is authorized to borrow

under and pursuant to the Order.

2. The principal sum evidenced by this certificate is payable on demand by the
Lender withxixtsresbthorenxgaloidriasbancooompandeasb{datbylfrontiny rotinoaduemes
orotRexxxxaxooodawoheasimontkl akendedat ke seehRIaONEIX R REXXSIRRKRX
gruabiadbecaiecnboonxoReresbakrxdbecptimexsRNskialierdRg patridantcot

YOOOOOOOO00OOMRRICHmEdodte: with no interest calculated thereon.

3. Such principal sum withvirisseshtkereon is, by the terms of the Order, together with
the principal sums anexiotexesiotieresn of all other certificates issued by the Receiver
pursuant to the Order or to any further order of the Court, a charge upon the whole of the

Property, in priority to the security interests of any other person, but subject to the priority



.

of the charges set out in the Order and in the Bankrupicy and Insolvency Act, and the
right of the Receiver to indemnify itself out of such Property in respect of its remuneration

and expenses.

4, All sums payable in respect of principal amaxiotexgsk under this certificate are

payable at the main office of the Lender at Toronto, Ontario.

5. Until all fiability in respect of this certificate has been terminated, no certificates
creating charges ranking or purporting to rank in priority to this certificate shall be issued
by the Receiver to any person other than the holder of this certificate without the prior

written consent of the holder of this cettificate.,

6. The charge securing this certificate shall operate so as to permit the Receiver to
deal with the Property as authorized by the Order and as authorized by any further or

other order of the Court.

7. The Receiver does not undertake, and it is not under any personal liability, to pay

any sum in respect of which it may issue certificates under the terms of the Order.

DATED the 2nd , day of September 2025

Albert Gelman Inc., solely in its capacity as
Receiver of the Property, and not in its personal
capacity

Per: (ﬁ(

Name: Tom McElroy, CIRP, LIT

Title: Managing Director (Ontario)



SCHEDULE “B”
RECEIVER CERTIFICATE

CERTIFICATE NO. _02

AMOUNT § 2443681

1. THIS IS TO CERTIFY that Albert Gelman Inc., the receiver and manager (the
“Receiver”) of the assets, undertakings and properties of 2416946 Ontario Lid. ("241")
(the “Borrower” or the “Debtor”) acquired for, or used in relation to a business carried on
by the Debtor regarding the Property, including all proceeds thereof (collectively, the
“Property”) appointed by Order of the Ontario Superior Court of Justice (the “Court’)
dated the 15t day of May, 2025 (the “Order”) made in an application having Court File
Number CV-25-00089766-0000, has received as such Receiver from the holder of this

certificate (the “Lender”) the principal sum of $_24,436.81 , being part of the

total principal sum of $ 250,000 which the Receiver is authorized to borrow

under and pursuant to the Order.

2. The principal sum evidenced by this certificate is payable on demand by the
Lender withixterssidheneoxsrioadatashaoshoomposndast{dabyiirnondkty Kok xpoadurenxaa
ortREcoooooonodayobaasivaontat aitenthecdatexrasesirkacnotioneiradex REOSRRMRX
rrwabivdbecaieabooccooReeenbalriedbecprirrxssReiehiendrgatexsidansoat

XOO00000O0oodaRcimexdadroe:. with no interest calculated thereon.

3. Such principal sum witkvirfesesbthexgon is, by the terms of the Order, together with
the principal sums srexintexasitierasw of all other certificates issued by the Receiver
pursuant to the Order or to any further order of the Court, a charge upon the whole of the

Property, in priority to the security interests of any other person, but subject to the priority
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of the charges set out in the Order and in the Bankruptcy and Insolvency Act, and the
right of the Receiver to indemnify itself out of such Property in respect of its remuneration

and expenses.

4, All sums payable in respect of principal amaxintexssk under this certificate are

payable at the main office of the Lender at Toronto, Ontario.

5. Until all liability in respect of this certificate has been terminated, no certificates
creating charges ranking or purporting to rank in priority to this certificate shall be issued
by the Receiver to any person other than the holder of this certificate without the prior

written consent of the holder of this certificate.

6. The charge securing this certificate shall operate so as to permit the Receiver to
deal with the Property as authorized by the Order and as authorized by any further or

other order of the Court.

7. The Receiver does not undertake, and it is not under any personal liability, to pay

any sum in respect of which it may issue certificates under the terms of the Order.

DATED the 3rd , day of December ., 2025

Albert Gelman Inc., solely in its capacity as
Receiver of the Property, and not in its personal
capacity

Per: 04/

Name: Tom McElroy, CIRP, LIT

Title: Managing Director (Ontario)
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In the Matter of the Receivership of 2416946 Ontario Ltd.
Receiver's Final Statement of Receipts and Disbursements
As at March 25, 2026

Receipts
Receiver's Borrowings
Rental income (net of certain property management fees)
Interest income

Disbursements
Receiver's fees December 31, 2025
Insurance
HST charged on disbursements
Legal fees of Receiver's counsel to February 28, 2026
Property management fees
Appraisal fees
Environmental consultants
Miscellaneous expenses

Actual net receipts over disbursements

Less: Priority payables to be paid from Real Property sale proceeds
Receiver's fees - unpaid accounts receivable to February 28, 2026
Repayment of Recelver's Borrowings

Desjardins
Accruals to complete
Receiver's fees (incl. HST)
Legal fees of Receiver's counsel (incl. HST)
Administrative dishursements
Realtor commissions {incl. HST)
Property faxes - Estimated

Total priority payables to be paid from Real Property sale proceeds

$

$

$

74437
19,316
285

91037 4

50,650
17,968
10,073
8,998
7,876
5,750
2,750
2,707

106,772 B
(12,734) a8

16,966

74,437

33,900
22,600
2,500
sealed
36,975

187,378
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Court File No.: CV-25-00089766-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

CAISSE DESJARDINS ONTARIO CREDIT UNION INC.
Applicant

-and -

2416946 ONTARIO LTD. and ALF K. STORCK

Respondents

IN THE MATTER OF AN APPLICATION PURSUANT TO SUBSECTION 243(1) OF THE
BANKRUPTCY AND INSOLVENCY ACT, R.S.C, 1985 c. B-3, AS AMENDED; AND
SECTION 101 OF THE COURTS OF JUSTICE ACT, R.5.0. 1990, c. C.43, AS AMENDED

RECEIVER'’S AFFIDAVIT OF FEES

I, Tom McElroy, of the City of Toronto, make oath and say as follows:

1. lam a Licenced Insolvency Trustee and Managing Director of Albert Gelman Inc. (*Receiver”), Receiver
of 2416946 Ontario Inc., and as such have knowledge of the facts herein deposed to.

2. The Receiver has prepared invoices in connection with its fees as follows:

a.

An account dated June 13, 2025 for the period to May 31, 2025 of $20,881.00, plus HST
thereon:

An account dated October 4, 2025 for the period June 1, 2025 to September 30, 2025 of
$18,215.00, plus HST thereon;

An account dated December 31, 2025 for the period from October 1, 2025 to December 31,
2025 of $11,269.50, plus HST thereon;

An account dated February 8, 2026 for the period from January 1, 2026 to January 31, 2026 of
$4,986.50, plus HST thereon; and,

An account dated March 9, 2026 for the period from February 1, 2026 to February 28, 2026 of
$5,307.00, plus HST thereon;



3. A summary of the Receiver's time by staff member is as follows:

Hours  Hourly  Average
Staff member Pasition worked rate’ Hourly rate Total
] (5}

Bryan Gelman, CRP, LIT Senior Managing Director 66 645-675 653.64 4,314.00
Tom McElroy, CPA, CA, CBY, CIRP, LIT Managing Director (Ontario) 399 535 595.00 23,740.50
Chris Rowe, CA (ANZ) Senior Manager 59.7 450-475 452.55 27017.50
Steve Pitucci, CPA, CA Senior Associate 1.0 460 460.00 460.00
Mahmood Shafique Senior Associate 7.3 400 400.00 2,920.00
Jacqueline Dowdell Associate 4.1 400 400.00 1,640.00
vy Chen Estate Administrator 0.9 350 350.0G 315.00
Robert Bubnic Estate Administrator 0.2 350 350.00 70.00
Tanvi Paul Estate Administrator 0.1 325 325.00 32.50
Daphna Cherniak Banking Administrator 0.5 300 300.00 150.00

120.3 504,24 60,659.50

(1) Efieclive January 1, 2025, the hourly rales of Bryan Gelman and Chris Rowe increased by $30 and $25, respeciively.

4. The Receiver's total fees are $60,659.50, its total hours spent is 120.3 and, therefore, its average hourly
rate is calculated to be $504.24.

5. The Receiver's accounts, including detailed time dockets, are attached hereto as Exhibit “A”.

6. This Affidavit is made in support of a motion fo approve the accounts of Albert Gelman Inc. and for no

improper purpose.

Sworn remotely by Tom McElroy at Toronto, Ontario
before me at Toronto, Ontario in accordance with
0. Reg. 431/20, Administering Oath or Declaration

Remotely, the 20th day of March 2026

@/

Tort MeElroy

SBESX7UVWEEIYZTE

Bryan Gelman, a Commissioner, efc.,

Province of Ontario, for Albert Gelman Inc.

Expires November 22, 2028

Tom McElroy




ALBERT £ GELMAN

2416944 Ontario Lid
250 Ferrand Drive

Suite 403
Toronto, Ontaric M3C 3G8

This is Exhibit "A" referred o in the
Afficavit of Tom McElroy

SWW Ay of March 2028.

Commissioner for taking Affidavits

Bryan Gelman, a Commissioner, etc.,

Province of Ontario, for Albert Gelman Inc.

Expires November 22, 2028

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date; Jun 13, 2025
Invoice Num: 8040

Billing Through: May 31, 2025
File [D: 24169465TORCK-ON-R

Professional Fees:

Date
A475/2025

4/24/2025
4/25{2025

412572025

4/28/2025
4/28/2025

4/28/2025
472912025

5172025

5/1/2025

51212025

5/2/2025

5/2/2025

5/2/2025

Employee
BGELMAN

ICHEN
CROWE

TMCELROY

BGELMAN
CROWE

TMCELROQY
CROWE

BGELMAN

CROWE

BGELMAN

CROWE

DCHERNIAK

MSBAFIQUE

Description

Review of draft order; execute consent to act as
Receiver;

Opening file on Core, Ascend and Server.

Read email from T McEroy regarding draft order
and application materials;

Review of application record (incl. draft form of
appointment Order) and Desjardins demands:
Discuss mandate with B. Gelman;

Attend pre-receivership planning meeting:

Initial pleénning meeiing with T McElroy and B
Gelman; Review file background and brief
Richrnond on file;

Meeting with C. Rows and B. Gelman re pre
appointment review and defegation of tasks;

Amend checklist per T McElroy insiruction; Read
email from 8 Gelman to recitor; Update checklist

Review and respond to emails regarding
appointment order and next steps; emails with
counsel for applicant; emaits to AGI team fo
coordingte next steps for site visit;

Review correspondence on receivership
appeintment; Review motion record and prepare
for call with debtor; Discuss site visit with T McEroy
and M Shafique; Call and email debtor to discuss
next steps; Discuss site vsit logistics with M Shafique:
Read and file emails regarding court appearance;
Organize LAN folder;

Update calt with Tom McEroy and Chris Rowe e
monitoring and next steps;

Update catendar for call with direcior and site visit
Call with director to discuss file; Review court order
for details dbout 3 week stay; Cali with M Shafique
to discuss site visit; Update notes; Request
documents rom director; Instruct M Shatfique to
convert Ascend file; Call with T McElroy to discuss
possession; Brief B Gelman and M Shafique and
request instruction; Call with counsei for Desjardins,
T McElroy and 8 Gelman to discuss possession;
Travel 1o and from site; Inspect property; Meet with
commercial tenant; Make notes on site visit; Discuss
proposed arrangements with debtor with B
Gelman and T McElroy:

Altend to opening cf trust account and banking
related administration;

Call with Chris to plan a visit to the premises;
Conduct corporate profile; update ascend;
Instruct Daphna to transfer file fo estate; Visit the
premises with Chris Rowe to collect information;

Hours Rate
0.40 $645.00
0.30 $350.00
0,10 $450.00
0.70 $5%5.00
0.30 $645.00
1.10 $450.00
0.50 $595.00
0.20 545000
0.50 $645.00
1.30 $450,00
.30 $645.00
7.90 $450.00
0.50 $300.00
6.50 $400.00

Amount
$258.00

$105.0C
$45.00

$416.50

$193.50
$495.00

$297.50
$90.00

$322.50

$585.00

$193.50

$3,555.00

$150.00

$2,440.00

Page 1 of 5



ALBERT £ GELMAN

2416946 Oniario tid
250 Ferrand Drive

Suife 403
Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Jun 13, 2025
Invoice Num: 8040

Billing Through: May 31, 2025
File ID: 2414%465TORCK-ON-R

57212025

5/6/2025

57612025
5/6/2025

5/772025
5/7/2025

5/7/2025

5/8/2025

5/8/2025

57972025

5/7/2025

5/12j20G25

5/12/2025

5/12/2025
51212025

5/13/2025

5/13/2025

TMCELROY

CROWEL

MSHAFIQUE
TMCELROY

BGELMAN
CROWE

TMCELROY

CROWE

TMCELROY

BGELMAN

CROWE

CROWE

ICHEN

MSHAFIGUE
TMCELROY

BGELMARN

CROWE

Internal discussions with C, Rowe and B. Gelmanre
foking possession of real property and next steps re
same; Discussions with C. Rowe and B. Gelman
while C. Rowe was on site; Email fo legal counsel;

Draft site visit memo; Emait debtor to follow up on
required documents; Discuss with B Gelman:
Review and summarize lease documenis provided
by debtor; Foliow up for more information; Update
Richmond on status of file; Create case website;

Set us shareable folder with pictures of the visit;

Call with caunsel re correspondence to Debtorre
varicus matters;

File update meeting with Tom McEiroy:

Discuss status of file and next steps with T McElroy;
Discuss O3B filing with T McEroy; Email debtor
regarding payout numbers; Review requests
regarding property from debior and instruct
counsel;

File update meeting with C. Rowe; File review
meeting with B. Gelman;

Read comespondence between T McEircy, counsel
for Desjardins and cify regarding property tax
nofices: Read comespondence between Desjarding
and debtor regarding fee waiver; Read draff letter
from counsel o debtor regarding infermation
requests and instruct counsel to make changes:
Emaii to represeniative of the town of Midland re
reni roll; Review and comments o counsel re letter
to Debtor;

Review of draft ietter fo Mr. Storck and comments
back to counsel;

Review revisions to letter f¢ debtor from counsel
and comments from T McElroy and B Gelman; Call
and email debtor regarding insurence coverage;
Draff initial notice of receiver; Discuss with ¥
McElroy; Review BIA requirements; Amend notice
per T McElroy instruction; Liaise with M Shafique
and | Chen regarding OR filing;

E-file Notice of Receiver, Serving creditors with
notice of receiver

Fax notice to OSB;

Review, amend and sign netice and statement of
Receiver;

Update meeting with Chris Rowe re insurance and
next steps;

Call with M Shafique regarding Trustee licence;
Discuss insurance with B Gelman and T McEroy;
Email debtor regarding insurance; Prepare
insurance apglication; Review appraisal received
from debior; Corespond with AON regarding
insurance; Update secured lender and counsel;

0.90

2.60

0.20
0.30

0.20
1.00

0.60

0.70

.40

c.10

.30

1.60

0.60

0.10
0.40

010

1.40

$5%5.00

$450.00

$400.00
$595.00

$645.00
$450.00

$595.00

$450.00

$595.00

$645.00

$450.00

$450.00

$350.00

$400,00
$595.00

$645.00

$450.00

$535.50

$1,170.00

$80.00
$178.50

$129.00
$450.00

$357.00

$315.00

$238.00

$64.50

$135.00

$720.00

$210.00

$40.00
$238.00

$64.50

$630.00

Page 2 of 6



ALBERT £ GELMAN

2414946 Ontario Lid
250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Jun 13, 2025
Invoice Num: 8G40

Billing Through: May 31, 2025
File ID: 24169446STORCK-ON-R

5/13/2025
5/13/2025

5/14/2025

5/14/2025

5/15/2025

5/15/2025

5/15/2025

5/16/2025

5/16/2025

5/20/2025

5/20/2025

5/21/2025

572112025

572172025

MSHAFIQUE
TMCELROY

CROWEL

TMCELROY

CROWE

JDOWDELL

TMCELROY

CROWE

JDOWDELL

CROWE

TMCELROY

CROWE

JDOWDELL

MSHAFIQUE

Call with OS8; email court order to O8B;

Discuss insurance not being confirmed by Debtor
with C. Rowe;

Send meeting invitation for discussion; Meet with T
McEroy, counsel for Desjardins and counsei for
receiver regarding taking possession and next
steps;

Discuss process of taking possession with C. Rowe;
Conference call with secured creditor counsel,
Receiver and Receiver's counsel;

Review and approve draft letter from counsel fo
debtor regarding possession; Meet with T McElroy
and J Dowdell fo run through next steps and
delegate tasks; Instruct counsel fo review draft
property management agreement; Complete
tasks on checklist; Draft email o debtor regarding
required information and nofification of possession;
Instruct counsel o register on title, obiain property
tax certificate and review order for scope of
mandate; Review J Dowdell work on statemeni of
receiver and other tasks and provide instruction;
Read and respond to emat from counsel regarding
registration on title and scope of mandate:
Meeting with C Rowe and T McElroy re file update;
Email CRA re deemed trust claimy; Pull PPSA search;
Draft statement of receiver,

Internal meeting with C. Rowe and J. Dowdel to
discuss delegation of task and process for taking
possession; Comespondence from counsel;

Review draft bank letter from J Dowdeli and
request amendments; Instruct J Dowdell fo issue
letter;

Draft banking letter; Update statement of receiver;
Finclize and send tetter 1o CIBC.

Read and respond fo email from T McElroy
regarding date of possession nofification;
Review, amend and sign Statement of Receiver;
Correspondence from legal counsel;

Follow up M Shafique for affidavit of madling;
Discuss affidavit with M Shafique, T McEiroy and J
Dowdeli; Review counsel commenis on drafi
property management agreement and request
changes with property manager;

Send siatement of receiver; Affidavit of mailing;
Update credifor iisting in ascend.

Review and sign affidavit of mailing;

0.30
0.20

0.50

0.40

2.40

1.20

0.70

0.50

0.80

0.10

0.50

0.60

1.00

0.10

$400.00
$595.00

$450.00

$595.00

$450.00

$400.00

$595.00

$450.00

$400.00

$450.00

$595.00

$450.00

$400.00

$400.00

$120.00
$119.00

$225.00

$238.00

$1,080.00

$480.00

$416.50

$225.00

$320.00

$45.00

$297 50

$270.00

$400.00

$40.00

Page 3of5



ALBERT £ GELMAN

2416946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Jun 13, 2025
Invoice Num: 8040

Billing Through: May 31, 2025
File ID: 24169485STORCK-ON-R

S5F22/2025 CROWE Discuss file and next steps with T McElroy; Request
update on refinance and foliow up infromation
request from debtor; Request phase |
environmentdl assessment from Pinchin; Instruct J
Powdell o follow up CIBC for account freeze and
fransfer of cash; Update checklist; Request
appraisal from Y Belzberg; Request realtor act fo
markef property for sale;

5/22/2025 TMCELROY internal meeting with C. Rowe to discuss file status
and next steps;

5/23/2025 CROWE Discuss appraisal of property with apprdiser;

5/28/2025 CROWE Review amendments from Richmond on property

management agreement; Recommend signing fo
T McElroy; Review property management
agreement for pricing schedule; Request pricing
schedule from Richmond;

5/28/2025 TMCELROY Review of properly management agreement;

542912025 CROWE Request payment instruciions from Richmond and
discuss attornment;

5/30/2025 CROWE Discuss rental attornment letiers with Richmond;

Finalize atfernment notices and discuss with T
McElroy; Send fo Richmond and insiruct delivery;
Update aitornment notices and send to Richmond
for issue;

5/30/2025 TMCELROY Discuss stafus of receivership administration, rental
notices and other matters with C. Rowe; Review of
properly management agreement; Review of rent
atonement letters;

Summary by Staff:

Brycin A Gelman,President, CIRP, LIT

Chris Rowe,Senior Manager, CA (ANZ)}

Daphna Cherniak,Trust Fund Administrator

Ivy Chen,Estate Administrator

Jacqueline Dowdell, Associate

Mahmood Shafique.Senior Associate

Tom McElroy,Managing Director, CPA, CBV, CIRP, LIT

Disbursements:
Non-Taxable Disbursements
SEARCH FEES (NON-TAXABLE):

1.10

0.30

0.10
0.20

0.10
020

0.60

0.80

24.50
0.50
0.920
3.00
7.30
4.80

$450.00 $495.00
$595.00 $178.50
$450.00 $45.00
$450.00 $%0.00
$595.00 $59.50
$450.00 $90.00
$450.00 $270.00
$595.00 $476.00
Total Fees: $20,881.50
HST/GST: $2,714.60
Rate Amouni
$645.60 $1,225.50
$450.00 $11,025.00
$300.00 $150.00
$350.00 $315.00
$400.00 $1,200.00
$400.00 $2.920.00
$595.00 $4,046.00
$16.00

Page 4 of 5



ALBERT £ GELMAN

2416946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Jun 13, 2025
Invoice Num: 8040

Billing Through: May 31, 2025
File ID: 2414944STORCK-ON-R

TRAVEL:
Taxable Disbursements

PROMERIC FEE:

SEARCH FEES:

Invoice Summary:

TOTAL FEES AND DISBURSEMENTS: $21.633.51
TOTAL HST/GST: $2,758.95
TOTAL AMOUNT DUE: $24,436.81

GST/HST Registration # 83741 9514 RTO001
Payment Methods:

Interac e-Transfer:

Total Expenses: |

$439.20

$325.00
$16.16

$796.36

HST/GST:

Amount Due This Inveoice: |

$44.35
$24,436.81

Payment by e-fransfer must include the FILE ID located on the upper comer of the invoice.

Send payment to paymenis@calbertgeiman.com.

Elecfronic Funds Transfer (EFT) / Wire (CDNS):
Beneficiary Bank: The Toronto-Dominion Bank

Branch Address; 141 Bay St., Toronto, Cniario M&J 272
Bank Institution Number: 004

Transit; 05002

Account Number: 5252455

Beneficiary Name: Alberi Gelman Inc.

Swift Code: TDOMCATITOR

Cheques:

Payments by cheque can be mailed 10:

Albert Gelman inc.

150 Ferrand Drive, Suite 1503, Toronto, Ontario M3C 3ES

Page 5 of 5



ALBERT £ GELMAN

24169446 Ontario Ltd

250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Lid

INVOICE

Invoice Date: Oct 4, 2025
Invoice Num; 8347

Billing Through: Sep 30, 2025
File 1D; 2414694465TORCK-ON-R

Professional Fees;

Date Employee Description

&/1/2025 CROWE Read email from Richmond regarding rental
attornment notices;

61272025 CROWE Complete Pinchin informaiten sheet for
environmental assessment;

461372025 BGELMAN Update call with Chris Rowe and Tom McElroy;

&6/3/2025 CROWE Review and accept changes to Richmond

engagement agreement; Request T McElroy sign;
Call with tenant regarding confirmation of rent
paymant; Discuss fite and next steps with T McElroy:

&6/3/2025 JDOWDELL Save bank statemens fo server.

6/3/2025 TMCELRGY Final review and sign property management
agreement; Review of CIBC bank stafement for 12
month period prior to receivership; Intermnal file
review meeating with C. Rowe and B. Gelman;

6/472025 CROWE Discuss conference call with Desjardins with T
McEIroy; Review payment confimation from
tenant;

&/6/2025 BGELMAN Attend call with representative of Desjardin and its
counsel;

&/6/2025 CROWE Review Pinchin agreement and provide

amendment comments to T McElroy; Arange for
site visit of reaitor and request proposal details;
Correspond with Pinchin on required changes and
arrange access; Comespond with appraiser
regarding access; Conference call with Desjardins
o discuss next steps;

6/12/2025 CROWE Review comrespondence aranging inspections;
Review unpaid tax notice;

&/12/2025 RBUBNIC Prepare bank reconciliation for May 2025.

6/13/2025 CROWE Review amended environmmenial assessment

proposal and sign; Discuss environmental
assassment agreement with T McHroy;

6/14/2025 BGELMAN Review and comments to interim staterment of
receipts and disbursements; Update call with Chiis
Rowe and Tom McElroy;

&/16/2025 CROWE Prepare draft forecast R&D for T McElroy review;
Read email from T McElroy regarding payment of
legal inveice; Read discussion between T McElroy
and counsel regarding property; Discuss file with T
McFlroy and B Gelman; Comespond with Pinchin
regarding environmental assessment inspection;
Correspond with realtor regarding rental income;
Amend fcrecast R&D per B Gelman instruction and
send to T McElroy;

Hours Rate
0.0 $450.00
.20 $450.00
0.20 $4645.00
.70 $450.00
0.20 $400.00
0.40 $595.00
0.20 $450.00
0.40 $645.00
1.70 $450.00
0.20 $450.00
0.10 $350.00
0.30 $450.00
0.30 $645.00
2,60 $450.00

Amount
$45.00

$90.00

$126.00
$315.00

$80.00
$357.00

$90.00

$758.00

$765.00

$20.00

$35.00
$135.00

$193.50

$1,170.00

Page 10f7



ALBERT Z GELMAN

2414946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Oct 4, 2025
Invoice Num: 8367

Billing Through: Sep 30, 2025
File ID: 241694465TORCK-ON-R

&6/16/2025 TMCELRCY Review of proposed budget re funding request
and comments o C. Rowe 1e same;
Correspondence frorm Pinchin re potential for
underground storage tank; Internal file review
meeting with B, Gelman and C. Rowe:

6/17/2025 TMCELROY Fincalize interim SRD forecast and forward same to
secured creditor;
6/18/2025 CROWE Discuss siatus of apprdisal with T McElroy; Follow up

apprdiser for status; Corespond with Pinchin
regarding environmental assessment; Review and
provide financial infermation fo apprdiser;

6/18/2025 TMCELROY Correspondence from Pinchin re historical site use
re real property; Discuss same with B, Gelman;
611912025 BGELMAN Review and respond to email regarding Phase I

and meeting with Tom McElroy re same; Update
call with representatives of AGI re Phase | and
recommendation for Phase II;

611972025 CROWE Read email from Pinchin regarding phase Il fiming:
Discuss with B Gelman and set time for meeting
with B Gelman and T McEroy:

6/19/2025 TMCELROY Internal meeting with C. Rowe and B. Gelman to
discuss Phase | and Phase Il on property:;

6/20/2025 BGELMAN Attend update and checklist call with Tom McEIroy
and Chris Rowe;

4/20/2025 CROWE Discuss file with T McElroy and B Geiman; Foliow up

AON forinsurance cerificate; Draff phase il
envirenmental recommeandation;

6/20/2025 TMCELROY Internal file review meeting o discuss upcoming
varous matiers and delegation of tasks; Review of
realtor isling agreement; Commenits tc C. Rowe re
draft emdil re Phase Il ESA;

&/23/2025 BGELMAN Review of listing proposal from Lennard
Commercicl Realty;
4/23/2025 CROWE Read comments from 7 McElroy on draft phase |l

briefing for bank; Send to bank for consideration:
Read T McElroy and B Gelman coemments on listing
proposal; Review insurance cerlificate and instruct
J Dowdell fo prepare cheque requisition; Review
fisitng proposal;

&/23/7025 JDOWDELL Prepare cheque requisition.

46/23/2025 TMCELROY Discuss report o Court with C. Rowe,

6/24/2025 CROWE Review draft phase | report from Pinchin;
Recommend going finai fo T McElroy;

8612412025 TMCELROY Review of Phase | ESA and discuss same with C.
Rowe; Emait to counsel re Phase | ESA;

6/25/2025 BGELMAN Alftend update call with Tom McElroy and Chris
Rowe;

0.70

0.20

1.30

0.20

0.40

0.20

0.40

0.30

0.70

0.20

.40

0.10
0.20
0.30

0.50

0.30

$595.00

$595.00

$450.00

$595.00

$645.00

$450.00

$595.00
$445.00

$450.00

$595.00

$645.00

$450.00

$400.00
$595.00
$450.00

$595.00

$645.00

$416.50

$112.00

$585.00

$119.00

$258.00

$90.00

$238.00
$193.50

$495.00

$416.50

$129.00

$180.00

$40.00
$119.00
$135.00

$297.50

$193.50
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ALBERT £ GELMAN

24169246 Ontario Ltd

250 Ferrand Drive

Suite 403

Toronio, Onfario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Oct 4, 2025
Invoice Num: 8347

Bifling Through: Sep 30, 2025
File 1D: 24169465TORCK-ON-R

Discuss status of file with B Gelman and T McElroy;
Corrgspond with Desjardins and listing agent
regarding listing property; Calls with director;
Review CIBC bank statements; Call current realtor
and leave message: Read email from § Dowdell
regarding CIBC statements;

Internal file review meeting with C. Rowe and B.

Comrespond with debtor regarding listing;
Call with debtor regarding listing and distribution of

Correspond with Pinchin on phase l assessment;
Instruct Pinchin te findlize phase | report;

Attend update meeting with Tom McElroy and

Review reattor listing agreement; Follow up

appraiser for appraisal; Request updale on rental
amounts and utilities from Richmond: Review findl
phase 1 report; Discuss status of file with B Gelman

Internal file review meeting with B. Gelman and C.

Review of Phase | ESA recommendation; Forward
report to secured creditor; Review of draft property
appraisal and comments to appraiser re

same; Review of reaitor listing agreement and
comments to realtor re same;

Read emadils regarding appraisal and funding:
Ermnail 1o secured credifor re funding request;

Correspond with debtor regarding commiiment
letter; Review ferms of cover page of commitment
letter and request balance;

File review meeting with T McEroy; Review T
McEiroy comments on draft listing agreement;
instruct debtor's recdtor to remove listing: Review
Pinchin invoice and save o LAN;

File update meeting with C, Rowe;

Read and respond to former realior regarding
listing; Review termination agreement, amend and
sign; Review fully executed version and file; Read
email from T McElroy fo redltor regarding

review of Debtor's listing termination agreement
and forward same o realtor; Review and sign
listing agreement; Email ic realfor;

Conference call with Yoan Bouchard and B. Sarsh;

Read and respond to email from recitor regarding
access and property tax informalion;

6/25/2025 CROWE
6/25/2025 TMCELROY

Gelman;
6/26/2025 CROWE
6/27/2025 CROWE

rent funds;
71372025 CRCOWE
71442025 BGELMAN

Chris Rowe;
71412025 CROWE

and T McEiroy;
71412025 TMCELROY

Rowe;
71612025 TMCELROY
7I712025 CROWE
2712025 TMCELROY
71812025 CROWE
7110/2025 CROWE
7/10/2025 TMCELROY
711172025 CROWE

agreement;
7/11/2025 TMCELRCY
7/13/2025 TMCELROY
7/15/2025 CROWE
711572025 RBUBNIC

Prepared bank reconciliation for June 2025.

1.30

0.30

0.10
.20

C.20
0.20

0.70

0.20

1.30

0.10
0.10
0.20

0.60

.20
G.50

0.40

0.20
0.10

0.10

$450.00

$595.00

$450.00
$450.00

$450.00
$645.00

$450.00

$595.00

$595.00

$450.00
$595.00
$450.00

$450.00

$595.00
$450.00

$595.00

$595.00
$450.00

$350.00

$585.00

$178.50

$45.00
$90.00

$90.00
$129.00

$315.00

$119.00

$773.50

$45.00
$59.50
$90.00

$270.00

$119.00
$225.00

$238.00

$n9.co
$45.00

$35.00
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ALBERT £ GELMAN

2416946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronic, Oniario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Oct 4, 2025
Invoice Num: 8347

Billing Through: Sep 30, 2025
File 1D: 24169445TORCK-ON-R

711642025 CROWE Send meefing invitation to secured lender and
their counset fo discuss sale process; Read emails
between raalior and property mandger regarding
access; Save unpaid invoices fo LAN and discuss
with T McElroy; Read emaill from T McEroy
regaording listing agreement;

7/16/2025 TMCELROY E£mail to secured creditor;

711712025 TMCELROY Conference call with Secured creditor and
counsel;

7/18/2025 CROWE Read emails between T McEIrcy, secured creditor

and realtor regarding redltor's comments on sale
process and appraisal;

71182025 TMCELROY Email jo Desjardins; Email to counsel for second
mortgagee; Email to redltor;

772172025 CROWE Read email from T McElroy to Desiardins regarding
listing comments from realfor;

712112025 TMCELROY Email frem redltor re listing strategy and forward
same to secured creditor;

712272025 TMCELROY Review of property listing:

712472025 CROWE Discuss loan from Desjardins with B Gelman;

7/25/2025 TMCELROY Fite update meeting with B, Gelman;

712612025 TMCELROY Emnail fo W. Greenspoon {counsel fo second
martgagee] re property listing and appraisal;

772712025 TMCELROY Review and respond to comespondence from

redltor re information for dataroom; Email fo
counsel re schedule B o APS;

712812025 TMCELROY Review of counsel propesed changes to Schedule
B of form of APS; Email fo reatior re same:

7129712025 TMCELRCY Review of offer received and comments fo realtor
re same; Email fo realtor re form of APS;

7/30/2025 CROWE Read emails from Richmond and realior regarding

listing issues; Read correspondence with realtor
and T MeEroy regarding offer; Read emait from
Desjardins regarding receivership funding:

7/30/2025 TMCELROY Emails to/from property manager re information
requested from relator;

7/31/2025 TMCELROY Instructions to R. Bubnic re banking matters;

8/13/2025 CROWE Call with CRA regarding corporate tax account;

instruct J Dowdell to prepare cheque requisitions
for outstanding disbursemenis;

871412025 JDOWDELL Request payment.

8/15/2025 BGELMAN Review and approve frust cheques;

8/18/2025 CROWE Review sale report from reattor;

8/20/2025 TMCELROY Review and sign estate trust cheques {4);

8/21/2025 CROWE Review updates from reaitor and provide update
fo counsel;

0.60

0.10
0.20

0.10

0.40

0.10

Q.20

0.20
0.10
0.10
0.30

0.30

C.40

0.30

0.30

G020

0.10
0.20

0.10
0.10
0.10
0.20
0.30

$450.00

$595.00
$595.00

$450.00

$595.00
$450.00
$595.00

$595.00
$450.00
$595.00
$595.00

$595.00

$595.00
$595.00

$450.00

$595.00

$595.00
$450.00

$400.00
$645.00
$450.00
$595.00
$450.00

$270.00

$59.50
$119.00

$45.00

$238.00
$45.00
$119.00

$119.00
$45.00
$59.50
$178.50

$178.50

$238.00
$178.50

$135.00

$119.00

$59.50
$90.00

$40.00
$64.50
$45.00
$119.00
$135.00
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ALBERT & GELMAN

2416946 Ontaiio Lid

250 Feyrand Drive

Suite 403

Toronto, Ontaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

invoice Date: Oct 4, 2025
Invoice Num: 8367

Billing Through: Sep 30, 2025
File ID: 24169465TORCK-ON-R

8/23/2025 BGELMAN Review and approval of Bank Reconciliation for
month end July 31, 2025;

8/25/2025 IMCELROY Review and respond to corespondence from
redltor re market activily;

8/26/2025 BGELMAN Attend file update meeting with Torn McEroy:

8/26/2025 CROWE File review meeting with T McEroy and B Gelman;

8/26/2025 TMCELROY Fite review meeting with B, Gelman and C. Rowe;

8/31/2025 TMCELRQY Frepare Receiver's Bomowings Certificate no, 1

Email to secured creditor re rate of interest to be
charged on Receiver's borrowings:

91172025 CROWE Read emails regarding invoicing Desjardins;
9/3/2025 CROWE Read and respond to emcil from T McElroy

regarding listing price reduction; Discuss payment
of environmental assessment with T McElroy;

9/3/2025 TMCELRCY Discuss listing price adjustment with C. Rowe:!

9/A4/2025 CROWE Calis with tenant regarding disconnection of hydro:

Cdil to brief Richmond; Email details to Richmond;
Discussion with Richmond on rent roll reporting and
inspections; Cail with tenant; Read emcil from
tenant and provide to Richmond;

9/4/2025 TMCELROY Meeting with property manager to discuss
management matiers;

9/5{2025 CROWE Correspond with D Cherniak, tenant and
Richmond regarding restoraticn of utilities:

9/5/2025 TMCELROY Review and sign estate trust chegue; Approval of
praperty managst invoice;

@/7/2025 CROWE Read email from tenant regarding hydro

restoration; Emdil Richmond and reguest fix; Read
emdils from T McElroy regarding legal fees and

listing price;

91712025 TMCELRQY Review and respond fo correspondence from
caunsel; Approve dishursement;

9/8/2025 BGELMAN Meeiting with Tom McElroy re lowerlng of lisling
price;

97872025 CROWE Read emalils from T McElroy regarding listing price

reduction and update to Desjardins; Review listing
price change documentation; Review and file
corespondence;

G/8/2025 TMCELROY Review and respond to comespondence from
realior re reducing the listing price; Review and
sign price change amendment; Review and sign
estate trust cheque;

9/10/2025 CROWE Correspond with tenant and Richmond regarding
payment;

21142025 TMCELROY Review and respond fo comespondence from
property manager,

@/16/2025 CROWE Review rent roll and guery resulis with A Mehig;

Read and respond to email from Richmond
regarding rent roll and Hydro issue;

c.10

0.20

0.20
0.20
0.20
0.50

0.10
0.20

0.10
0.80

0.20

0.30

0.20

.20

c.20

a.1¢

0.20

0.50

0.20

0.10

0.20

$645.00
$595.00

$645.00
$450.00
$595.00
$595.00

$450.00
$450.00

$595.00
$450.00

$595.00
$450.00
$595.00

$450.00

$595.00
$645.00

$450.00

$595.00

$450.00
$595.00

$450.00

$64.50
$11%.00

$129.00

$90.00
$119.00
$297.50

545,00
$90.00

$59.50
$360.00

$119.00
$135.00
$119.00

$90.00

$119.00
$64.50

$135.00

$297.50

$90.00
$59.50

$90.00
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ALBERT £ GELMAN

2416946 Ontario Ltd

250 Ferrand Drive

Suite 403

Toronio, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

invoice Date: Oct 4, 2025
Invoice Num: 8367

Billing Through: Sep 30, 2025
File ID: 2416946STORCK-ON-R

1712025 CROWE Call with Richmond regarding transfer of utilities;

9/23/2025 CROWE Review and approve draft fire inspeciion quote
from Richmond;

912312025 TRAUL Bank Rec Prepared for the monih of august 2025.

972412025 CROWE Read 4 monthly report; Read and respend to email

from Richmond regarding fire inspection guote
and merging of hydro meters for fenants;

PI2412025 JOOWDELL Send receivers report.

/2412025 TMCELROY Prepare Recelver's six month report and updated
Interim SRD to be included therewith: instructions fo
1, Dowdell to file with OSB; Email interim report to
corporate officer;

972542025 CROWE Read corespondence beiween Richrmond and
redifor regarding utilities; File review meeting with B
Gelman and T McEroy;

$125/2025 TMCELRQOY File update meeting with B. Gelman and C. Rowe;
9f2712025 TMCELROY Review and sign August 2025 bank reconciliclion,
9/29/2025 CROWE Read emait from counsel regarding listing; Review

listing details; Discuss counsel quety with T McElroy:
Respond to counsel regarding listing disclosures,
interest in property and listing price:

Summary by Staff:

Bryan A Gelman,President, CIRP, 4T

Chris Rowe,Senior Manager, CA [ANZ}

Jacqueline Dowdeli, Associate

Robert Bubnic,Senior Estate Administraior

Tanvi Paul,Junicr Estate Administrator

Tom McElroy, Managing Director, CPA, CBV, CIRP, LIT

Disbursements:
Non-Taxable Disbursements
INSURANCE:
SEARCH FEES {NON-TAXABLE]):
Taxable Disbursements
POSTAGE:
SEARCH FEES:

010 $450.00 $45.00
0.10 $450.00 $45.00
0.10 $325.00 $32.50
0.20 $450.00 $20.00
0.10 $400.00 $40.00
1.10 $595.00 $654.50
0.50 $450.00 $225.00
.10 $595.00 $5%9.50
010 $595.00 $59.50
0.50 $450.00 $225.00
Total Fees: $18,215.00
HST/GSE: $2.367.95

Hours Rate Amount
2.80 $645.00 $1,806.00
12,00 $450.00 $8.550.00
0.50 $4C0.00 $200.00
0.20 $350.00 $70.00
0.10 $325,00 $32.50
12.70 $595.00 $7.556,50
$2,017.32

$9.45

$6.15

$55.66

Total Expenses: $2,088.58
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ALBERT £ GELMAN

24169446 Ontario Ltd

250 Ferrand Drive

Suite 403

Toronioc, Onfaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Oct 4, 2025
Invoice Num: 8367

Biling Through: Sep 30, 2025
Fite 1D: 24162465TORCK-ON-R

Invoice Summary:

TOTAL FEES AND DISBURSEMENTS: $20,295.55
TOTAL HST/GST: $2,375.98
TOTAL AMOUNT DUE: $22,679.56

GST/HST Registration # 83741 9514 RT0001
Payment Methods:

Interac e-Transfer:

HST/GSE $8.03

Amount Due This invoice: $22,679.56

Payment by e-fransfer must include the FILE ID located on the upper comer of the invoice.

Send payment to paymenis@aiberigelman.com.

Electronic Funds Transfer (EFT) / Wire {CDNS):
Baneficiary Bank: The Toronto-Dominion Bank

Branch Address: 161 Bay St., Toronto, Oniaric M5J 212
Bank institution Number; 004

Transit; 05002

Account Number: 5252455

Beneficiary Name: Albert Gelman Inc.

Swift Code: TDOMCATITOR

Cheques;

Payments by cheque can be mailed to:

Albert Gelman Inc.

150 Ferrand Drive, Suite 1503, Toronio, Onfario M3C 3ES

Page 7 of 7



ALBERT £ GELMAN

2414946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Dec 31, 2025
Invoice Num: 8724

Billing Through: Dec 31, 2025
File ID: 24169465TORCK-ON-R

Professional Fees:

Date Employee Description

10/1/2025 TMCELROY Email to insurance broker; Approve disbursement;

10/2/2025 CROWE Correspond with realtor, Richmond and T McEroy
regarding utilities;

10/2/12025 TMCELROY Correspondence from realfor; Correspondence

from property manager; Review and sign estate
trust cheque;

10/6/2025 CROWE Read and respond fo email from realtor regarding
enguiries on properiy;

10/10/2025 CROWE Read and respond to email from reatior regarding
inferest in property; Discuss payout number with T
McEIroy;

10/10/2025 TMCELROY Prepare intesim SRD; Review and respond to

comespondence from Desjardin counsel re payout
from Debtor;

10/14/2025 CROWE Read emails from T McElroy and counsel regarding
sefflement; Review fire safety reports; Read email
from T McElroy to property manager regarding
current costs; Read and respond to email from D
Cherniak regarding cheque requisition;

10/14/2025 TMCELROY Approve disbursement; Update payoui summary;

10/15/2025 CROWE Cdall with commercial tenant regarding gas meter;
Read emall from Richmond regarding expenses;
Read email from regltor regarding listing price;
Make recommendation fo T McHroy: Review
statement of account from Richmond;

10/15/2025 TMCELROY Review and sign estate trust cheque; Email from
realtor; Discuss listing price reduction with C. Rowe;
Email fo property manager; Review of SRD from
property manager; Update infernal payout
statement; Email to Desjardin counsel re same;

10/16/2025 CROWE Review rent roll and T McEroy comments; Read
email from T McElroy regarding listing price; Instruct
realtor to lower listing price; Provide updates on
files to Desjording and Sagewise's counsel; Read
emails from relator regarding listing; Correspond
with reaitor regarding comprabile listing: Read and
respond to email from counsel for Sagewise:

10/16/2025 TMCELROY Review of rent roil; Emcil to property manager re
same;

10/16/2025 TMCELROY Review and sign price amendment;

10/17/2025 CROWE Phone call with T McEIroy regarding rent;

10/18/2025 TMCELROY Review and sign Septemiper 2025 bank
reconciliation;

10/20/2025 CROWE Discuss comparable listings with T McElroy; Email

Desjardins regarding comparable listings;

Hours Rate
0.20 $595.00
0.20 $450.00
0.20 $595.00
0.10 $450,00
0.20 $450.00
1.10 $595.00
.40 $450.00
0.20 $595.00
0.40 $450.00
1.10 $595.00
0.80 $450.00
0.20 $595.00
0.20 $595.00
0.10 $450.00
0.10 $595.00
0.30 $450.00

Amount
£119.00
$90.00

$119.00

$45.00

$90.00

$654.50

$180.00

$119.00
$180.00

$654.50

$360.00

$112.00

$119.00
$45.00
$59.50

$135.00
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ALBERT & GELMAN

2416946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416246 Ontario Ltd

INVOICE

Invoice Date: Dec 31, 2025
Invoice Num: 8724

Billing Through: Dec 31, 2025
File ID; 2416%244STORCK-CN-R

10/20/2025 TMCELROY Review of fire inspection report and email fo
property manager re same; Review and respond
fo correspondence from secured creditor counsel;

10/21/2025 CROWE Read and respond to email from Desjardins
regarding listing price;

10/21/2025 TMCELROY Approve disbursement;

10/22/2025 TMCELROY Review and sign estafe frust cheque;

10/23/2025 CROWE Review and approve quote for fire safaty works;

10/27 12025 CROWE Fle review meeting with T McElroy and B Gelman;
Review report from

10/27 /2025 TMCELROY File update meeting with B. Gelman and C. Rowe;

10/28/2025 CROWE Read and respond fo email from Richmond
regarding heating issue in building;

10/30/2025 CROWE Read email from Richmend regarding tenancy
arrears; Read enquiry from realtor regarding
utilities;

16/31/2025 CROWE Read emall from realtor regarding utilities;

11/3/2025 CROWE Read and respond o emaidl from Richmond
regarding gas account;

11/3/2025 TMCELROY Review and sign estate trust cheque: Update email
from realtor; Email to realtor;

11/5/2025 CROWE Review redltor update on interest in property and
provide leases o reclfor;

11/6/2025 TMCELROY Correspondence from reatfor;

11/7/2025 TMCELROY Review of monthly rent roll; Email fo property
manager re same; Begin drafiing First Report to
Courl;

11/10/2025 CROWE Read and respond to email from recltor regarding

shewing; Call Enbridge regarding restoraiion of
service; Comrespond with tenant regarding
restoration of service; Instruct Richmond 1o change
lock to residential door; Review leases and
comment to realtor; Request background from
direcior on subtenancy of resident; Attend call with
reditor regarding current inferest in the property;
11/10/2025 TMCELROY Review and respond to comespondence from
realtor; Emails to/from properly manager re various
matters; Email to counsel; Conference call with
realtor and C. Rowe to discuss properiy sales

process;

11/18/2025 TMCELROY Comrespondence from each of realtor, property
manager and counsel to Desjardins;

11/19/2025 CROWE Meet with Desjardins, counsel for Desiardins, T

McElroy and AGI counsel regarding sale and
redemption offer from director;

11/19/2025 TMCELROY Conference cdll with realtor, Receiver, Desjarding
and Desjardins counsel;

0.40

010

G.10
.10
0,10
0.3¢

0.26
0.20

0.20

0.0
0.10

0.30

0.20

0.10
2.70

2.00

1.00

0.20

0.60

0.40

$595.00

$450.00

$595.00
$595.00
$450.00
$450.00

$595.00
$450.00

$450.00

$450.00
$450.00

$5¢5.00
$450.00

$595.00
$595.00

$450.00

$595,00

$595.00

$450.00

$595.00

$238.00

$45.00

$59.50
$59.50
$45.00
$135.00

$119.00
$90.00

$90.00

$45.00
$45.00

$178.50
$90.00

$59.50
$1,406.50

$£00.00

$595.00

$119.00

$27000

$238.00
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ALBERT

24169446 Ontario Ltd
250 Ferrand Drive

Suite 403

GELMAN

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Dec 31, 2025
Invoice Num: 8724

Billing Through: Dec 31, 2025
File 1D: 24169465TORCK-ON-R

11/20/2025

11/20/2025

11/24/2025

11/25/2025

11/28/2025
12/2/2025
12/2/2025
12/2/2025
12/3/2025
12/3/2025
12/3/2025
12/5/2025

12/5/2025

12/8/2025
12/9/2025

12/9/2025
12/10/2025

12/10/2025

12/11/2025

12/11/2025

12/12/2025
12/13/2025

12/13/2025

CROWE

TMCELROY

CROWE

CROWE

TMCELROY
CROWE
JDOWDELL
TMCELROY
CROWE
JDOWDELL
TMCELROY
CROWE

TMCELROY

TMCELROY
TMCELROY

TMCELROY
CROWE

TMCELROY

CROWE

TMCELROY

TMCELROY
CROWE

TMCELROY

Email property manager regarding notice delivery
to tenants; Comespond with realior and property
manager regarding utllities; Review
comespondencs;

Review and sign October 2025 bank
reconciliation;

Read emdils from Richmond regarding gas
responsibility; Read emdails from Richmond and
realtor regarding inspections and uilities;

Read email from Richmond regarding instaliation
of lockbox;

Correspondence from redltor;

File review meeting with T McBroy and J Dowdell;
File review meeting.

Internal file meeting with C. Rowe and J, Dowdell;
Discuss mail redirection with J Dowdell;

Maii forwarding.

Review and sign estate trust cheque;

kRead email from Richmond regarding tenant
leases;

Correspondence from property manager re fire
inspection;

Approve disbursement;

Email to W. Rudger (CRA} re pre-appointment
balances and ouistanding retums;

Review and sign estate trust cheque;

Review RTA notice requirements and email
Richmond; Comespond with Richmeond; Provide
lease fo counsel: Review marketing update from
realior; Read email from Richmond regarding
completion of repair work; Read and respond to
emdil from counsel regarding tenant contact
informaticon;

Update email from realtor; Review of updated rent
roll from recltor; Emdil o counsel re tenant rental
arears; Review of counsel letter fo delinguent
tenant;

Read and respond to draft demand letter to
tenants from counsel; Read and respond fo email
from Richmond regarding notice reqguirements;
Review of draft lstter to tenant; Email fo counsel re
same;

Approve disburserment;

Review invaice from counsel; Read and respond o
email from Richmond regarding tenant notices;

Review and sign November 2025 bank
reconciliation;

0.70

0.10

0.20

C.10

¢.10
0.20
0.20
0.26
0.0
0.310
0.10
0.10

0.70

0,10
0.30

0.10
0.%0

0.40

0,20

0.20

.10
.20

.10

$450.00

$595.00

$450.00

$450.00

$595.00
$450.00
$400.00
$595.00
$450.00
$400.00
$595.00
$450.00

$595.00

$595.00
$595.00

$595.00
$450.00

$595.00

$450.00

$595.00

$595.00
$450.00

$595.60

$315.00

$59.50

$90.00

$45.00

$59.50
$20.00
$80.00
$119.00
$45.00
$40.00
$59.50
$45.00

$59.50

$59.50
$178.50

$59.50
$405.00

$238.00

$50.00

$119.00

$5%.50
$90.00

$59.50
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ALBERT Z GELMAN

2414244 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontaric M3C 3G8

Re: Receivership of 2416948 Ontario Ltd

INVOICE

Invoice Date: Dec 31, 2025

Invoice Num: 8724

Billing Through: Dec 31, 2025
File 1D: 24169465TORCK-ON-R

12/15/2025 CROWE Read markating update from realtor;

12/15/2025 TMCELROY Update fremrealior; Review and sign estate trust
cheque;

12/18/2025 TMCELROY Review and sign estate trust cheque;

12/19/2025 CROWE Read emdil from counsel regardling rent payment,;

Enquire with property manager; Correspond with
Richmend and counsel regarding non-payment of
rent and court motion to reguire payment;

12/23/2025 TMCELROY Review and sign estaie frust cheque;

12/29/2025 CROWE Read emails from redtitor and Richmond regarding
access hotice;

12/30/2025 CROWE Review insurance invcice and prepare cheque

requisition; Request disiribution of rent collected
from Richmond:

Summary by Staff:

Chris Rowe,Senior Manager, CA (ANZ)
Jacgueline Dowdell, Associate
Tom McEiroy.Managing Director, CPA, CBV, CIRP, LIT

Disbursements:
Taxable Disbursements

MAIL FORWARDING:
Invoice Summary:
TOTAL FEES AND DISBURSEMENTS: $11.532.89
TOTAL HST/GST: $1.504.40
TOTAL AMOUNT DUE: 513,074,465

GST/HST Registration # 83741 9514 RTO00T

0.10 $450.00 $45.00
0.20 $595.00 $119.00
0.10 $595.00 $59.50
0.30 $450.00 $135.00
0.10 $595.00 $59.50
0.10 $450.00 $45.00
0.50 $450.00 $225.00
Total Fees: §11,269.50
HST/GST: $1.485.04

Hours Rate Amount
10,10 $450.00 $4,545.00
0.30 $400.00 $120.00
1110 $595.00 $6,604.50
$302.75

Total Expenses: | $302.75
HST/GST: $39.36

Amount Due This Invoice: | $13,076.45
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ALBERT £ GELMAN

2416%46 Ontario Lid

250 Ferrand Drive

Suite 403

Toronio, Ontaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Dec 31, 2025
Invoice Num: 8724

Billing Through: Dec 31, 2025
File 1D: 24146924465TORCK-ON-R

Payment Methods:

Interac e-Transfer:

Payment by e-fransfer must include the FILE ID located on the upper comer of the invoice.

Send payment to payments@albertgelman.com.

Electronic Funds Transfer (EFT) / Wire (CDNS):
Beneficiary Bank: The Toronfo-Dominion Bank

Branch Address: 161 Bay St., Torentfo, Oniario M5J 212
Bank Institution Number: 004

Transit: 05002

Account Number: 5252455

Beneficiary Name: Albert Gelman Inc.

Swift Code: TDOMCATITOR

Cheques:

Payments by cheque can be mailed fo:

Albert Gelman inc.

150 Ferrand Drive, Suite 1503, Toronto, Onfatio M3C 3E5
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ALBERT £ GELMAN

2416946 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontario M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date: Feb 8, 2026

Invoice Num: 8746
Billing Through: Jan 31, 2026

File ID; 2416946STORCK-ON-R

Professional Fees;

Date Employee Description

111/2026 TMCELROY Review and sign estate trust cheque;

11212026 JDOWDELL Request payment.

1/5/2026 TMCELROY Review and respond to correspondence from realior;
1/6/2026 CROWE Read emails between Richmond and reattor regarding

utilities; Read emails between realtor and T McElroy
regarding extension of listing agreement;

1/6/2026 7 TMCELROY Review and sign estate trust cheque;

1712026 TMCELROY , Review and sign amended listing agreement;

1192026 CROWE Read and respond to email from realtor authorizing
information sharing with purchaser;

1/10/2026 CROWE Read emails between realtor and property manager
regarding utility information;

11122026 BGELMAN Meeting with Chris Rowe and Tom McElroy re file status
update;

1/12/2026 CROWE File review meeting with T McElroy and B Gelman;

171212026 TMCELROY Internal file review meeting with C. Rowe and B.
Gelman,

1/16/2028 TMCELROY Review of tenant AR sumimary,

1H18/2026 TMCELROY Review and sign December 2025 bank reconciliation;

1/19/2026 CROWE Read email from Richmond regarding N4; Request
advice from counsel;

1/20/2026 CROWE Read and respond to email from counsel regarding

eviction application; [nstruct property manager to issue
N4; Review cash flow position from Richmond; Review
insurance invoice; Request payment of cash on hand
from Richmond; Read email from Richmond regarding
payment of cash; Read and respond to email from T
McElroy regarding Richmond ledger; Read emaii from T
McEkoy regarding collecting cash on hand; Instruct
Richmond to send full balance; Discuss insurance with
T McElroy;

1/20/2026 TMCELROY Correspondence from counsel re problem residential
tenants; Review of property cash flow statement
prepared by property manager,

1/21/2026 JDOWDELL Payment request.

172312026 TMCELROY Instruction to D. Cherniak re banking matters;

1/24/2026 BGELMAN Review of offer and comiments tc Tom McElroy re
same;

112412026 TMCELROY Raview of offer; Discuss same with B. Gelman;

1/25/2026 TMCELROY Continue drafting Recelver's First Report to Cour;

1/26/2026 CROWE Discuss Richmond invoices with T McElroy and S

Pitucci; Email Richmond regarding invoice schedule;
Read emails between T McElroy and appraiser
regarding value of properly; Read marketing update
from realtor;

0.10
0.20
0.10

0.10

0.10
.10

0.10
0.10
0.10

0.60

0.20

0.10
.10
0.20

0.30
2.00
0.40

$595.00
$475.00

$595.00
$595.00
$475.00

$475.00
$675.00

$475.00
$595,00

$595.00
$595.00
$475.00

$475.00

$585.00

$400.00
$595.00
$675.00

$595.00
$595.00
$475.00

Amotunt
$59.50
$40.00
$59.50

$142.50

$59.50
$119.00
$47.50

$47.50
$67.50

$47.50
$59.50

$59.50
$59.50
$47.50

$285.00

$119.00

$40.00
$59.50
$135.00

$178.50
$1,190.00
$190.00
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ALBERT £ GELMAN

2416946 Cntario Ltd

250 Ferrand Drive

Suite 403

Toronto, Ontarioc M3C 3G38

Re: Receivership of 2416946 Ontario Ltd

INVOICE

Invoice Date; Feb 8, 2026

Invoice Num; 8746
Billing Through: Jan 31, 2026

File ID: 2416946STORCK-ON-R

Meeting with C. Rowe and T. McElroy to discuss
reconciling Richmond's statement of account with AGI

Email to appraiser; Call with realtor re offer; Calt with
Read email from appraiser regarding amended

Review and respond to correspondence from appraiser;
Read email from Richmond regarding utility bili;
Instructions to . Cherniak re banking matters;

Respond to meeting invitation regarding buyout; Read
email from Richmond regarding utility bill; Read email
from T McElroy regarding offer; Read email from
appraiser regarding adjusted opinion; Read email from
realtor regarding signback document; Review form of
APS and request amendments from realtor; Brief T
McElroy; Review marketing updates and listing; Read
ematil from counsel regarding settlement offer;

Emails toffrom realtor re offer; Call with appraiser;
Discuss sign back with G. Rowe; Sign back offer;
Correspondence from Desjardins counsel;

112612026 SPITUCCH

bitings
1/26/2026 TMCELROY

appraiser;
1/27/2026 CROWE

appraisal;
112712026 TMCELRGOY
1/28/2026 CROWE
1/29/2026 TMCELROY
1/30/2026 CROWE
1/30/2026 TMCELROY
Summary by Staff:

Bryan A Getman,President, CIRP, LIT
Chris Rowe, Senior Manager, CA (ANZ)

Jacgueline Dowdell,Asscciate

Steven Pitucei,Senior Manager, CPA, CA
Tom McElroy,Managing Director, CPA, CBV, CIRP, LIT

Disbursements:

Non-Taxable Disbursements

OTHER MISC.:

Taxable Disbursements

OTHER MISC.:

Invoice Summary:

0.30

0.50

0.10

0.10
0.10
.10
1.70

0.70

0.30
4.80

$460.00 $138.00
$595.00 $297.50
$475.00 $47.50
$595.00 $59.50
$475.00 $47.50
$585.00 $59.50
$475.00 $807.50
$505.00 $416.50
Total Fees: $4,886.50
HST/GST: $648.25
Rate Amount
$675.00 $202.50
$475.00 $1,710.00
$400.00 $80.00
$460.00 $138.00
$595.00 $2,856.00
$1,836.86

$1,836.86

Total Expenses: | $3,673.72
HST/GST: $238.79
$9,547.26

Amount Due This Invoice: |
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ALBERT £ GELMAN

INVOICE
2416946 Ontario Lid Invoice Date; Feb 8, 2026
250 Ferrand Drive Invoice Num; 8746
Suite 403 Billing Through: Jan 31, 2026

Toronto, Ontario M3C 3G8 File ID: 2416946STORCK-ON-R

Re: Receivership of 2416946 Ontario Ltd

TOTAL FEES AND DISBURSEMENTS: $8.,421.43
TOTAL HST/GST: $887.04
TOTAL AMOUNT DUE: $9,547.26

GST/HST Registration # 83741 9514 RTG0OC
Payment Methods:

Interac e-Transfer:
Payment by e-transfer must include the FILE ID located on the upper corner of the invoice.
Send payment to paymenis@albertgelman.com.

Electronic Funds Transfer (EFT) / Wire (CDN$):
Beneficiary Bank: The Toronto-Dominion Bank

Branch Address: 161 Bay St., Toronto, Ontaric M5J 2T2
Bank Institution Number: 004

Transit: 05002

Account Number: 5252455

Beneficiary Name: Albert Gelman Inc.

Swift Code: TDOMCATTTOR

Chegues:

Payments by cheque can be mailed to:

Albert Gelman Inc.

150 Ferrand Drive, Suite 1503, Toronto, Ontario M3C 3E5
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ALBERT £ GELMAN

2416%46 Ontario Lid

250 Ferrand Drive

Suite 403

Teronio, Ontaric M3C 3G8

Re: Receivership of 2416946 Ontario Ltd

INVOICE

invoice Date: Mar 9, 2026
Invoice Num: 8774

Billing Through: Feb 28, 2024
File ID: 24169465TORCK-ON-R

Professional Fees:

Date Employee Description

2/2/2026 BGELMAN Altend call with representatives of Desjardin and
their counsel, AGl and iis counsel;

2/2/2026 CROWE Call with counsel and Desjordins regarding

principat seflement offer and sale of property;
Review recltor update on property enquiries;

21212026 TMCELROY Cenference cdll with Receiver, Receiver's counset
and counsel to secured creditor;

21312026 TMCELROY Review of sign back offer; Email to realtor;

21412024 IMCELROY Call with Realtor re reduction of listing price;

2/5/2026 CROWE Read email from counsel regarding principal

purchase offar; Review offer from principal and
listing agreement;

2/5/2024 TMCELROY Review and respond to correspondence from
Desjardin counsel; Approve disbursement;
2/6/2026 TMCELRQOY Emait to counsel for second morfgagee: Sign

revised listing; Review of updated appraisal;
Approve disburserment;

2/8/2026 CROWE Review new offers on property and recommend
signback to T McElroy; Read corespendence
between appraiser and T McElroy regarding
updated appraisal;

2/9/2026 CROWE Read email from T McEiroy regarding offer; Read
email from realtor regarding cancellation of
viewing; Read email from T McElroy regarding

oifers;

2{9/2026 SPITUCCI Reconciled Richmond Adviscry's cash fow
statement to supporting invoices

2/9/2026 TMCELROY Review of updated appraisal;

2/10/2026 CROWE Read email from realfor regarding preposed
signback:

2/10/2026 TMCELROY Review of offers; Discuss same with realior;

2/12/2026 CROWE Discuss sighback with T McElroy;

2/13/2026 BGELMAN Meeting with Tom McElroy re offers and sign backs:

2/13/2026 TMCELRCY Discussion with B. Gelman re offers received and
signback;

2/14/2026 CROWE Read email from reaifcr regarding A Storck offer;

Recommend counter-offer with other purchaser;
Read email from T McElroy regarding Richmond

billing:

2/14/2026 TMCELROY Review and sign January 2024 bank reconciliation;

2/15/2024 BGELMAN Call with Tom McElroy re sales process;

2/15/2024 CROWE Read emdils between realtor and T McElroy
regarding new offer;

2/15/2026 TMCELROY Review and consider sign back offer from Alf
Storck:

Hours Rate
0.50 $675.00
0.40 $475.00
0.30 $595.00
0.20 $595.00
0.20 $595.00
0.30 5475,00
0.20 $595.00
0.50 $595.00
2.20 $475.00
0.30 $475.00
0.20 $460.00
0.30 $595.00
G.10 $475.00
0.30 $595.00
0.10 $475.00
0.20 $675.00
0,20 $595.00
0.20 $475,00
0.10 $595.00
0.20 $675.00
0.10 $475.00
0.20 $595.00

Amount
$337.50

$190.00

$178.50

$119.00
$119.00
$142.50

$119.00

$297.50

$95.00

$142.50

$92.00

$178.50
$47.50

$178.50

$47.50
$135.00
$119.00

$95.00

$59.50
$135.00
$47.50

$119.00
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ALBERT 4 GELMAN

2416944 Ontario Lid

250 Ferrand Drive

Suite 403

Toronto, Ontaric M3C 3G8

Re: Receivership of 2416246 Ontario Ltd

INVOICE

Invoice Date: Mar 9, 2026
Invoice Num: 8774

Billing Through: Feb 28, 2026
File ID: 2416946STORCK-ON-R

2/146/2026 TMCELROY Email to realtor re sign back of offer; Email o
counsel re sign back condition;

2117712026 BGELMAN Review ond approve language in APS for approval
of buyer financing; Emails with recltor re same;

2/17/2024 CROWE Read corespondence between T McEroy, realtor

and counsel regarding counter-offer ferms; Read
emqail from realtor regarding deposit and finance;
Read email from counsel regarding court

availability;

2/17/2026 SPITUCCI Reconciled Richmond's cash flow statements with
billings received to confirm accuracy

201772026 TMCELRCY Review of financing condition prepared by

counsel; Review and respond fo comespondence
from realtor; Review and sign back APS with
increased deposit and additional financing

condition;

2/18/2026 CROWE Read emails between realtor, B Gelman and T
McHIroy regarding offer;

2/18/2024 TMCELROY Review of updated offer to purchaser; Emall fo

recltor re same; Email to secured creditor; Prepare
updgaied draft Inferim SRD;

2/19/2024 BGELMAN Prepare for and attend call with representatives of
Desjardin;

2/19/2026 CROWE Read emails regarding APS signing; Review and
save APS fo AN

2/19/2026 JOOWDELL Corp search.

2/19/2024 TMCELROY Conference call with secured creditor and secured

creditor counsel Call with and email to realtor re
accepiance of offer;

2/20/2026 TMCELROY Raview and respond to corespondence from
reqitor;

212372026 CROWE Read emails regarding counter-oifer fo purchaser:

2/25{20246 SPITUCCI Reviewed Richmond Advisory's invoices for
potential duplicate charges

2/25/2026 TMCELROY Approve disbursement;

2[26/2026 CROWE Read emails from reattor and counsel regarding
deposit;

2/27/2026 TMCELROY Correspondence from regltor re Receiver's proof of

financing condition;

Summary by Staff.

Bryan A Gelman,President, CIRP, UT
Chils Rowe,Senior Manager, CA [ANI)

Jacqueline Dowdell Associate

0.20 $595.00 $119.00
0.30 $675.00 $202.50
0.30 $475,00 $142.50
0.20 $460.00 $92.00
.30 $595.00 $178.50
0.2C $475.00 $95.00
0.80 $595,00 $476.00
0.40 $675.00 $270.00
0.10 $475.00 $47.50
0.10 $400.00 $40.00
0.40 $595.00 $238.00
.10 $595.00 $59.50
0.10 475,00 $47.50
0.30 $440.00 $138.00
0.10 $595.00 $59.50
0.10 $475.00 $47.50
0.10 $595.00 $59.50
Tofal Fees: $5,307.00
HST/GST: $689.921

Hours Rate Amount
1.60 $675.00 $1,080.00
2,50 $475.00 $1,187.50
0.10 $400.00 $40.00
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ALBERT 4 GELMAN

INVOICE
241469446 Ontario Lid Invoice Date: Mar @, 2026
250 Ferrand Drive Invoice Num; 8774
Suite 403 . Billing Through: Feb 28, 2024
Toronito, Onfario M3C 3G8 File ID; 2416946STORCK-ON-R
Re: Receivership of 2416946 Ontario Ltd
Steven Pitucci,Senior Manager, CPA, CA 0.70 $4460.00 $322.00
Tom McElroy Managing Director. CPA, CBY, CIRP, 4T 4.50 $595.00 $2,677.50
Disbursements:
Non-Taxable Disbursements
INSURANCE: $2,017.32
OTHER MISC.: $1,083.90
Total Expenses: | $3,101.22
Amount Due This Invoice: ‘ $9,098.13
Invoice Summary:
TOTAL FEES AND DISBURSEMENTS: $8.408,22
TOTAL HST/GST: $487.91
TOTAL AMOUNT DUE: $9,098.13

GST/HST Registration # 83741 2514 RTO001
Payment Methods:

Interac e-Transfer:
Payment by e-transler must include the FLE D located on the upper comer of the invoice.
Send payment fo payments@alberigelman,.com.

Electronic Funds Transfer {EFT) / Wire (CDNS$):
Beneficicry Bank: The Teronto-Dominion Bank

Branch Address: 161 Bay St., Toronto, Ontario M5 272
Bank Institution Number: 004

Transit: 05002

Account Number: 5252455

Beneficiary Name; Albert Gelman Inc.

Swift Code; TODOMCATITOR

Cheques:

Payments by cheque can be mailed to:

Albert Gelman Inc.

150 Ferrand Drive, Suite 1503, Toronto, Ontaric M3C 3ES
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APPENDIX K



Court File No. CV-25-00089766-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

IN THE MATTER OF SECTION 101 OF THE COURTS OF JUSTICE ACT, R.8.0. 1990
¢. C. 43, AS AMENDED AND IN THE MATTER OF SECTION 243(1) OF THE
BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985, ¢. B-3, AS AMENDED

BETWEEN:

CAISSE DESJARDINS ONTARIO CREDIT UNION INC.
Applicant
-and —
2416946 ONTARIO LTD. and ALF K, STORCK

Respondents

FEE AFFIDAVIT OF DANNY NUNES
(sworn March 18, 2026)

I, DANNY NUNES, of the City of Mississauga, in the Province of Ontario,
MAKE OATH AND SAY:

1. I am the principal of Capstone Legal (“Capstone”), solicitors for Albert Gelman Inc., in
its capacity as receiver and manager (in such capacities, the “Receiver”), without security, of the
property, assets and undertakings of 2416946 Ontario Ltd. (the “Debtor”), acquired for or used in
relation to all of the Debtor’s right, title and interest in and to the real property municipally known

268 King Street, Midland, ON. As such, [ have knowledge of the matters hereinafter deposed to.

2. Attached hereto as Exhibit “A” are copies of the Statements of Account of Capstone in
respect of services rendered to the Receiver for the period from May 2, 2025 to February 28,

2026 (the “Billing Period™). During the Billing Period, the total fees billed by Capstone were



$7,700, disbursements in the amount of $1,297.67 and applicable taxes in the amount of

$1,159.30.

3. As set out in the following table, 15.4 hours were billed by Capstone during the Billing

Period resulting in an average hourly rate of $500 (exclusive of applicable taxes):

oo Lawyers s Hours | -Rate/Hr. |
Danny Nunes 15.4 $500
TOTAL 154 Avg. Rate/Hr; $500
4, The activities detailed in the Statements of Account attached as Exhibit “A” accurately

reflect the services provided by Capstone and the rates charged are the standard hourly rates of

those individuals at Capstone at the time they were incurred.

5. I have reviewed the Statements of Account and believe that the time expended and the
legal fees charged are reasonable in light of the services performed and the prevailing market

rates for legal services of this nature in Toronto.

6. I swear this affidavit in support of a motion for, infer alia, approval of the fees and
disbursements of Capstone set out above and for no other or improper purpose.

Sworn before me at the

)
City of Mississauga, in the )
Provinge of Ontario, this ) E%,? LQ@
(ay )
)
)

" DANNY NUNEf




Thisis Exhibit..f%..referred to in the




Capstone Legal
1370 Hurontario St

Mississauga, ON L5G3H4 Canada

Ph:416-414-3311

Albert Gelman Inc.

200 Ferrand Drive

Suite 403

Toronto, ON

M3C 3G8 Canada

Attention:  Tom McElroy

RE: Receivership of 2416946 Ontario Ltd.

DATE DESCRIPTION

May-02-25 Correspondence with T. McElroy regarding
new matter

May-06-25 Attend call with T. McElroy and C. Rowe to
discuss new matter; review correspondence
from T. McElroy

May-07-25 Review correspondence from T. McElroy
regarding deadline for debtor refinancing

May-08-25 Review correspondence regarding Receiverls
possession of property; draft correspondence
to A. Storck regarding insurance renewal and
other matters; correspondence with T. McElroy
and C. Rowe regarding same

May-09-25 Correspondence with B. Gelman and T.
McElroy regarding dratt correspondence to A.
Strock; finalize and send same;

May-13-25 Correspondence with B. Gelman, T. McElroy
and C. Rowe regarding status of insurance
renewal and next steps; correspondence with
T. McElroy, C. Rowe and B. Sarsh regarding
same

May-15-25 Correspondence with T. McElory and C. Rowe

regarding correspondence to debtor; send

File #:
Inv #:

HOURS AMOUNT

0.20

0.50

0.20

0.90

0.20

0.10

0.50

100.00

250.00

100.00

450.00

100.00

50.00

250.00

June 13, 2025

25-032
65

LAWYER

DN

DN

DN

DN

DN

DN

DN



Invoice #: 65 Page 2

correspondence to debtor regarding possession
of property; review correspondence attaching
property manager engagement agreement;
correspondence with C. Rowe regarding scope
of receivership Order

May-16-25 Correspondence to C. Rowe regarding
property management agreement
May-20-25 Correspondence with counsel regarding

registering receivership Order on title and
getting property tax certificate

May-21-25 Review correspondence regarding applicant
funding of receivership

Totals
Total GST/HST on Fees

DISBURSEMENTS
May-06-25 Admin Fec

Totals
Total GST/HST on Disbursements

Total Fee & Disbursements

Balance Now Due

TAX ID Number 1937844
Total GST/HST $221.00

0.30

0.20

0.20

3.30

June 13, 2025

150.00 DN

100.00 DN

100.00 DN
$1,650.00
214.50
50.00
$50.00
6.50

$1,921.00

$1,921.00

Please note that this account is payable on receipt. If not pafd within 30 days from the invoice date, interest at the rate of prime plus 2%

per annum will be charged from the invaoice date.



Capstone Legal
1370 Hurontario St

Mississauga, ON L5G3H4 Canada

Ph:416-414-3311

Albert Gelman Inc.

200 Ferrand Drive
Suite 403
Toronto, ON
M3C 3G8 Canada

Attention:  Tom McElroy

RE: Receivership of 2416946 Ontario Lid.

DATE DESCRIPTION
Tun-05-25 Review tax certificate; correspondence to C.

Rowe and A. Zeldin regarding attaching same

Jun-16-25 Correspondence with T. McElory regarding
property listing
Jun-24-25 Review correspondence from T. McElroy

attaching Phase 1 report

Totals
Total GST/IHST on Fees
DISBURSEMENTS
Jun-03-25 Tax Certificate*
Jun-12-25 Payment of Invoice #2968- JLPC
Totals

Total GST/HST on Disbursements

Total Fee & Disbursements
Previcus Balance

Balance Now Due

File #:
Inv #:

HOURS AMOUNT

0.20 100.00
0.20 100.00
0.30 150.00

0.70 $350.00
45.50

80.00
1,167.67

$1,247.67
151.80

July 14, 2025

25-032
83

LAWYER

DN

DN

DN

$1,794.97

1,921.00

$3,715.97



Invoice #: 83 Page 2 July 14, 2025

TAX 1D Number 1937844
Total GST/HST $197.30

Please note that this account is payable on receipt. If not paid within 30 days from the invoice date, interest at the rate of prime plus 2%
per annum will be charged from the invoice date.



Capstone Legal
1370 Hurontario St
Mississauga, ON L5G3H4 Canada

Ph:416-414-3311

Albert Gelman Inc.

200 Ferrand Drive
Suite 403
Toronto, ON
M3C 3G8 Canada

Attention:  Tom McElroy

RE: Receivership of 2416946 Ontario Ltd.

DATE DESCRIPTION HOURS

Jul-08-25 Review correspondence from C. Rowe
regarding refinancing commitment

Jul-16-25 Review correspondence from C. Rowe
regarding sale process, refinancing efforts and
status of environmental Phase II report

Jul-27-25 Review correspondence from T. McElroy
attaching draft schedule for OREA APS;
review and revise same and circulate for
comment

Jul-28-25 Correspondence with T. McElroy and realtor
regarding schedule fo OREA APS

Jul-29-25 Correspondence with T. McElroy and realtors
regarding revised schedule to OREA
agreement

Jul-30-25 Review correspondence from real estate agent
regarding OREA APS

Aug-20-25 Correspondence with T. McElroy and C. Rowe
regarding sale process update

Totals
Total GST/HST on Fees

0.10

0.10

1.00

0.30

0.40

0.10

0.10

2.10

September 5, 2025

File #:
Inv #:

AMOUNT

50.00

50.00

500.00

150.00

200.00

50.00

50.00

$1,050.00

136.50

25-032
97

LAWYER

DN

DN

DN

DN

DN

DN

DN



Invoice #: o7 Page 2 September 5, 2025

Total Fee & Disbursements $1,186.50
Previous Balance 3,715.97
Previous Payments 3,715.97
Balance Now Due $1,186.50

TAX ID Number 1937844
Total GST/HST $136.50

PAYMENT DETAILS

Aug-27-25 Payment on Account 1,921.00

Aug-27-25 Payment on Account 1,794.97
Total Payments $3.715.97

Please note that this account is payable on receipt. If not paid within 30 days from the invoice date, interest at the rate of prime plus
2% per annum will be charged from the invoice date.



Capstone Legal
1370 Hurontario St

Mississauga, ON L5G3H4 Canada

Ph:416-414-3311

Albert Gelman Inc.

200 Ferrand Drive

Suite 403

Toronto, ON

M3C 3G8

Attention: Tom McElroy

RE: Receivership of 2416946 Ontario Ltd.

DATE DESCRIPTION

Sep-06-25 Correspondence to C. Rowe and T. McElroy

regarding status of sales efforts;

Sep-07-25 Review correspondence from T. McElroy
regarding status of sales efforts;
Sep-24-25 Review receiver's interim report;
Totals
Total GST/HST on Fees
Total Fee & Disbursements
Previous Balance
Previous Payments
Balance Now Due
TAX ID Number 1937844
Total GST/HST $19.50
PAYMENT DETAILS
Sep-18-23 Payment on Account

Total Payments

Please note that this account is payable on receipt. if not paid within 30 days from the invoice date, interest at the rate of prime plus 2%

per annum will be charged from the invoice date.

October 14, 2025
File #: 25-032
Inv #: 115

HOURS AMOUNT

0.10

0.10

0.10

0.30

50.00

50.00

50.00

$150.00

19.50

LAWYER

DN

DN

DN

$169.50

1,186.50
1,186.50

$169.50

1,186.50

$1,186.50



Capstone Legal
1370 Hurontario St
Mississauga, ON L5G3H4 Canada

Ph:416-414-3311

December 12, 2025

Albert Gelman Inc.
200 Ferrand Drive
Suite 403
Toronto, ON
M3C 3G8 Canada ‘
File #:
Attention: Tom McElroy Inv #:
RE: Receivership of 2416946 Ontario Ltd.
DATE DESCRIPTION HOURS AMOUNT
Oct-10-25 Review correspondence from applicant 0.20 100.00
counsel regarding potential refinancing;
correspondence with T. McElroy and C. Rowe
regarding same;
Oct-15-25 Review correspondence from T. McElroy 0.10 50.00
attaching updated interim SRD;
Nov-10-25 Correspondence with T. McElroy regarding 0.20 100.00
rent dispute;
Nov-18-25 Correspondence with applicant counsel (.20 100.00
regarding call to discuss repayment proposal;
Nov-19-25 Correspondence regarding status call; 0.60 300.00
correspondence with B. Gelman and T.
McElroy regarding same; attend call with
applicant counsel, realtor and T. McElroy;
Totals 1.30 $650.00
Total GST/HST on Fees 84.50

Total Fee & Disbursements
Previous Balance

Previous Payments

25-032
133

LAWYER

DN

DN

DN

DN

DN

$734.50

169.50
169.50



Invoice #; 133 Page 2 December 12, 2025

Balance Now Due $734.50

TAX 1D Number 1937844
Total GST/HST $84.50

PAYMENT DETAILS
Oct-23-25 Payment on Account 169.50
Total Payments $169.50

Please note that this account is payable on recelpt. If not paid within 30 days from the invoice date, interest at the rate of prime plus 2%
per annum will be charged from the invoice date.



Capstone Legal
13770 Hurontario St
Mississauga, ON L.5G3H4 Canada

Ph:416-414-3311

Albert Gelman Inc.
200 Ferrand Drive
Suite 403
Toronto, ON
M3C 3G8 Canada .
File #:
Afttention: Tom McElroy Inv #:
RE: Receivership of 2416946 Ontario Ltd.
DATE DESCRIPTION HOURS AMOUNT
Dec-10-25 Correspondence with T. McElroy and C. Rowe 0.40 200.00
regarding rent arrears issue; draft
correspondence regarding same and send to T,
McElroy and C. Rowe;
Dec-11-25 Correspondence with T. McElroy and C. Rowe 0.30 [50.00
regarding Ietter to tenants; revise same and
send;
Dec-19-25 Correspondence with C. Rowe regarding 0.20 100.00
unpaid rent issue;
Jan-29-26 Correspondence with applicant counsel 0.20 100.00
regarding call to discuss refinancing proposal;
Jan-30-26 Review correspondence from applicant 0.30 150.00
counsel regarding applicant position on
refinancing proposal; correspondence to client
regarding same;
Totals 1.40 $700.00
Total GST/HST on Fees 91.00

Total Fee & Disbursements
Previous Balance
Previous Payments

February 4, 2026

25-032
159

LAWYER

DN

DN

DN

DN

DN

$791.00

734.50
734.50



Invoice #: 159 Page 2 ~ February 4, 2026

Balance Now Due $791.00

TAX ID Number 1937844
Total GST/HST $91.00

Please note that this account is payable on receipt. If not paid within 30 days from the invoice date, interest at the rate of prime plus 2% per
annum will be charged from the invoice date.



Capstone Legal
1370 Hurontario St

Mississauga, ON L5G3H4 Canada

Ph:416-414-3311 Fax:

Albert Gelman Inc.

200 Ferrand Drive

Suite 403

Toronto, ON

M3C 3G8 Canada

Attention: Tom McElroy

RE: Receivership of 2416946 Ontario Ltd.

DATE DESCRIPTION

Feb-02-26 Attend call with client and application to
discuss proposed refinancing and next steps
regarding sale of property; review
correspondence from B. Sarsh to A, Storck
regarding same;

Feb-03-26 Review correspondence from A. Storck
regarding call to discuss sale of property,

Feb-04-26 Correspondence with A. Storck regarding
offer; speak to A, Storck regarding same;
correspondence to counsel regarding same;

Feb-05-26 Correspondence with A. Storck regarding APS;
correspondence with T. McElroy, B. Gelman
and B. Sarsh regarding same;

Feb-06-26 Correspondence with A. Storck regarding
offer;

Feb-11-26 Review correspondence from T. McElroy
attaching offer for signback; correspondence
with realtor regarding same;

Feb-12-26 Correspondence with realtor regarding

signback offer; correspondence with T.

File #:
Inv #:

HOURS AMOUNT

0.40

0.10

0.50

0.30

0.20

0.50

0.30

200.00

50.00

250.00

150.00

100.00

250.00

150.00

March 9, 2026

25-032
179

LAWYER

DN

DN

DN

DN

DN

DN

DN



Invoice #:

Feb-13-26

Feb-16-26

Feb-17-26

Feb-18-26

Feb-19-26

Feb-20-26

Feb-21-26

Feb-22-26

Feb-23-26

Feb-25-26

Feb-26-26

Feb-27-26

179

Page 2

McElroy
regarding same;

Review correspondence from A. Storck
regarding offer;

Correspondence with T. McElroy regarding
signback offer and wording for financing
condition;

Review correspondence regarding signback
offer; correspondence with realtor and client
regarding same;

Review correspondence regarding offer
signback, interim SR and call to discuss
same;

Review correspondence from realtor, T.
McElroy and bank counsel regarding sign back
of counteroffer;

Review correspondence from realtor and T.
McElroy regarding signback of offer;

Review correspondence from T. McElroy
regarding Hensall rent issue;

Correspondence to M. Ng regarding Hensall
rental issue; correspondence to M. McElroy
regarding same;

Correspondence with realtor and T. McElroy
regarding deposit and financing condition;

Review correspondence from realtor regarding
status of deposit;

Correspondence with realtor and client
regrading deposit and financing condition;

Correspondence with realtor and client
regarding financing condition; review
correspondence from proposed lender;
correspondence with client regarding samc;

0.10

0.30

0.50

0.40

0.40

0.10

0.10

0.30

0.20

0.10

0.30

0.60

March 9, 2026

50.00

150.00

250.00

200.00

200.00

50.00

50.00

150.00

100.00

50.00

150.00

300.00

DN

DN

DN

DN

DN

DN

DN

DN

DN

DN

DN

DN



Invoice #: 179 Page 3

Feb-28-26 Correspondence with realtor and client
regarding financing condition; correspondence
with purchaser counsel regarding same;
voicemails with purchaser counsel regarding
same;

Totals
Total GST/HST on Fecs

Total Fee & Disbursements
Previous Balance

Previous Payments

Balance Now Due

TAX ID Number 1937844
Total GST/HST $409.50

PAYMENT DETAILS

Feb-20-26 Payment on Account

Total Payments

0.60

6.30

March 9, 2026

300.00 DN

$3,150.00

409.50
$3,559.50
791.00
791.00

$3,559.50

761.00

§791.00
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